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TOWN OF NEEDHAM
HOUSING PLAN

EXECUTIVE SUMMARNSsSection has been edited and shorted considerably with the
summary ofthe housingneeds assessment moved to Section The previous Section Il was
moved to Appendix ].

Needham isa desirable placedo live, work, and raise children. Howevan excellentschool system,
proximity to jobs, public transportation into Bostoand other factos, housing in the town has become
very expensiveTo addresshis issie, the NeedhanPlanning Boards sponsoring this Housirgjlanto
obtain updatedinformationon housingconditionsand identifylocal housing needsnd prioritiesto guide
decisionmaking oni K S ¢ fatire/houding agenda

To undertake this work, the Planning Board has appointed a Wo@iogp composed of representatives
of various local boards and committees as well atamfe members of the community. The active
engagement of local leaders, housing stakeholders, and residents is a key componenpiafciesof
preparing thisHousing Plarthat hasincluded several community meetings and a community housing
survey.

The Town of Needham has not had an approved Housing Plan in place since 2007, although it has made
considerable progress in producing affordable housing since then, adding 8&tatesapprovedunitst

to its Subsidized Housing Inventory (Sat)l surpassing the state affordability goal of 10%. Despite
reaching this threshold, the Town recognizes that significant unmet housing needs remain

The Town of Needham has approximately 11,800 total housing units with a medianfamgiehouse
price of $129million in 2021 ($85,000for condominiumunits), up from $1,065,000 (+21%) and $805,000
(+10%), respectively, as of the end of 2019. Housing pricekigheandrising up to $1.45million and
$850,000 6r singlefamily homes and condos, sgectively,as d September 2022 Futher evidence of
tight market onditions ncludesvacancy ratefor rental and homeownership unitsf only 2.6%and 1.0%,
respectively Fewhomesin the private housing stockare affordable to low and moderateincome
residents These conditionare exacerbated by substantial teardovactivity where contractors replace
modest older homeswith larger very expensive ones, further driving umousing prices and eroding
housingoptions

The pandemicand higher interest ratedo not appear to be mking a large dent in the prices of homes in
town. Income loss during the pandemicsing property taxes due tescalatinghousing valuesandother
higher housingrelated costshave contributed to a widening affordability gapwith some residents
struggling to remain in the community

Fundamental to the rise in housing prices is the imbalance between housing supply and demand. This is
not just a local problem but one that is occurring throughout much of the Commonwealth, the Greater
Boston area in particular. Regional solutions to MWimgs housing production are needed, albeit
challenging givenhe discretion provided to municipalitiei® adopting their own zoning byaws and

1 A total of 894 units were added to thelassachusetts Department of Housing and Community Development
0 & 5| /SBbsidized Housing Inventory (Shidintained under MGL Chapter 408though 238 were actually
affordable to those with incomes at or below 80% of area median incame656 were markerate rental units
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ordinances under the home rule amendment to the Massachusetts Constitutioch authorizes local
by-law enactment

TheHousing Plaworking Groupalong with community members whattended meetings on January
27" and March24™ and filled out theCommunityHousingSurvey, haveidentified maintaininga very
diverse and welcoming community asir highest prioity for the Town of Needham. To achieve this
priority, it is impeative thatour housing stockrovides options for resident®f all ages, races, ethnicities,
gender identification, sexual orientation, religion, abilities, and stages of life.

It is the premise of this Housing Plan to create housing opportunities that will not only be affotdable

low- and moderateincome householdgut will remain so for as long a period as possible, striving to

remain abovel K S aChdptér@ama% affordability goalStaying above this threshold offers the Town

a strong negotiating position with developers to ensure that new units are created in the contda of t
t26yQa ySSRA I yR LINBFTSNByOSaod LG Aa Ffaz2z (GdKS AydS,
range of housing needs in the community to the greatest extent possiated on diverse target

populations including those who might have incomes abdastate limits but are still priced out of the

housing market

Through a range of strategies inding zoning changes, partnerships with developers and service
providersto pursuehousing develoment and preservation efforts, and approaches to boosting lacdl
regional capacity tpromote greater housing diversity and affordabiithe Town can continue to play a
meaningful role in promoting housing options that match people to appropriately priced and sized units
¢ producing housing that reflectthe guiding prindples includedin Section IC and the following
community housingpriorities:

1 Households with Limited Income$leed affordable rental housing
There still remains a population living Needhamwith very limited financial means. Given the
high costs of rental housing, including sizablefnamt costs (first and last montlikent, a security
deposit, and moving expenses), more subsidized rental housing is neggssdigularly for the
O2YYdzyAlleQa Yz2al @dzZ ySNIrofS NBaARSyda FyR Ada
are targeted to rental developmenthich enables the Town to leveragaylocal investmenand
build at somehigher scale

1 Gaps in Affordability and Access to Affordable Hougjngeed affordable homeownership
opportunities
Housing ilNeedhamis expensive with large gap&tween what housing costs and what many
residents can affordlThere are also substantial cost burdens for owners with incomes at or below
100% AMI.Even thougiNeedhamhas a very high level of homeownership34€4 there would
be a public benefit for the Town to promote opportunities for younger households tchpgeca
starter hane and establish roots in the communitawider range of affordable hmeownership
options isalsoneeded for municipal employees, othkrcal employees, and seniors looking to
downsize.Manyolder adultsare living in homes that are laggthan they need, costly to maintain,
and potentially isolatingbut there are limited alternatives that better address their current
lifestyles, resources, and potential special needs

Needham Housing IBn Page2
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9 Special Needs HousigdNeedhandicapped acessibleunits and supportive services
An estimated 2,262 residents, or 7.4% of all civilian, noninstitutionalized residents, identified
themselves as having a disabifitgiven this level as well as the aging of the population, greater
emphasis should be placed on housing tigtinked toappropriate supportive services and
promotesincreased conformance with universal design guidelines for handicapped accessibility,
adaptability andavisitabilitye. Beyond the increasing needs of older adulkss fplanning process
attracted input from parents who find it difficult to secure suitable housing for their children
with disabilities when they turage22.

Asummary of recommended housing strategies is included as Appémdiich provides information on

the proposed action, entity primarily responsible for implementation, other partners or advocates,
whether Town Meeting approval is required, the level @fplexity,prerequisites or resources required,

as well as the timeframe for implementatioDetals on proposed strategies are included In Section IV
with the following proposed actionsas part of the Tow® future housing agend#or consideation:

Zoning Stratgies

T Comply with MBTA Communities Guidelingsder

. . . Section 3A of thétate ZoningAct that mandaks a certain

Comprehens!ve .orlent.atlon level of by-right multi-family housing zoning in each

towards zoning to avoid having ¢ .ommuniy within or adjacent to theMassachusetts Bay

be reactve on a prOJe_C-by-prOJeCt Transportation Authority (MBTAService areaThe levelfor
basis. Zoning strategies are mear, Needham is 15% of its housing stpakd recommendations

to help the Town be morg include expanding the-A zoning regirementsof up to 18

intentional in its permitting, | units per acrein areaslocated primarily along the Highland

looking at more Towswide | Avenue and Chestnut Streetrecilor.

opportunities for directing future| 1 Adopt townwide inclusionary zonintpat will requre at

development. least 124 of units in projects of six or more units beiblie

for inclusionin the SHIwith some provision of payments-in
lieu of units for subdivisiaof less than six units

1 Broaden requirements for Accessory Dwelling Units (ARUs)iminate the equirement of
occupancy by family members and caregivansl enable owersto obtain additional income
amongother benefts, which is particularly helpful to older owners on fixed incomapproval
of units within singldamily units will be byright with Design RevieBoard review, however,
some units in detached stctures may be allowednder speciapemit.

1 Promote greater energy efficiencies in housihgt is being explored as part of the recently
appointed Climate Action Plan Committ®eworkto guide the Town in developing a plan that
meets or exceedsthp G I 1 SQa Of AYIGS YAGAIFGA2Y YR NBaAfA

1 Consider options for promoting development in appropriate locatiopsincentvizing new
housing developmenin areasthat address smart growth principleélat call for more efficient
land use, compact development patterns, less dependence ematitomobile, a range of housing
opportunities and choices, and improved jobs/housing balance.

1 Consider options to better control teardown activdydiscourage thelemolitionof more modest
homesand replacemenby muchlarge new homes thatmany residents consideto not fit into

This Housing Plan stresses the ne
to develop a more holistic o

2The U.S. Census defines disability as ateng physical, mental, or emotional cdition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenges due to a lack of housing that is affordableyaizhlph
accessible.
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neighborhoods Such considerations couldciode further amendnents of the dimensional
thresholds follot coverageFAR, setbackand height restrictions for new homes well as a tree
removal bylaw, changedo the demolition delay byaw, and addional hisoric districts

For Further Study/Future Consideration (recommended as part of the planning process but not fully

vetted by the Working Group)

1 Consider allowing-family homes byight in singlefamily zones.

1 Evaluate the feasibility of mixagse developmnt with affordable housing on the municipal
parking lot in Needham Center.

1 Explore options to establish a Chapter 40R "Smart Growth" Overlay District(s) in Needham.

Housing Development ahPreservation Bategies

T {dzLILI2 NI bSSRKIY 1 2dzaAy3d ! dziK2NRGE Q& taeNdblé SNIBI (0 A
NHA to make essential improvements to its property inventory while also potentialiging
buildable lot areas for additional deeply affordable or more diverse income affordable housing

1 Continue local programs that address health and safety isswkgling the Small Repa@rant
Program that providegrants of up to $5,000 for health and safety repairs to qualifyouzl
homeownes as well as potentially reintroducing the Safety Hdme Program that provided
assessmentsf home hazards, especially regardpaentialtrips and falls, as well as a discussion
of other fall risk factors

9 Strategically invest and leverage local resoutoeccess importantesources, both financial and
technical, tofinancenew projects and programs.

f Promote housing for special needs populatidgnsensured K & b S festdéntsyitha
disabilities, both young and olave opportunities to secure not only affordable but also
accessible housing the community.

1 Renovate/replace the Stephen Palmer Buildisidne lease will expire in a few yeains May 2027,
andit is time for the Townto revisit its options for redeveloping th&roperty. As in the past, the
Select Board shoul@donsiderappointing a special Committee or Working Grotgpexamine the
LINE LISbiEnBalfér maximiing its reuse for affordabl@nd/or moderaterate housing when
the lease expirg making sure to respond to the needs of existing tenants.

1 Prepare an inventory of potential public and privatelyned development opportunitigbrough
the appointment of aWorking Groupof representatives from various Town boards and
committeesto revisit the feasibility of properties that were identified for potential housing
development in the past anm determinethe suitability and aveability for developing affordable
housingon additionalpublicly-ownedproperty. Similarly, this Working Group could also be tasked
with identifying privatelyowned parcel¢hat hold some development potential.

1 Consider waiving application fees for affordable housingany development that includes
affordable units or as an additional incentive for projects this directed to below market units
in accordance with the Guiding Principles and Priority Housing Needs identitieid iHousing
Plan

For Further Study/Future Consideration

1 Make enhanced homebuyer assistance available

1 Support state legislation or consider a Home Rule petition for a transfer tax or impact fees-on high
value home sales.

1 Consider further property tax reductions for qualifying seniors with high cost burdens.
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Capacity Building Strategies

1 Continue to provide commugibutreach and education on housitgengage the community in
discussions relatedo affordable housing and to present information on the issoedispel
misinformation and help galvanize local support, political and financial, for new affordable
housing production.

1 Monitor targeted housing goals and the Sitlannuallymonitoring progress withrespect tothe
implementation of this Plaby the Affordable ldusingTrust including targeted production goals,
with staff support from the Department of Planning and Community Development.

1 Identify impacts of housing proposdtsough mpactanalysesf housing iniativeson a project
by-project basiswith further consideration ofgreater proactive instead of reactiv&@udies to
guide new development

1 Boost local and regional suppoaind collaboration for housingy revisiing the Affordable
| 2dza Ay 3 ¢NHzZAGQa NRfSasx NBalLkRyairoAftAdAisSa | yR
Housing Plamvith potential Planning Board/Plannirapd CommunitypewelopmentDepartment
rolesin guiding housing vision and Plan implementatidiso comsider participation in CHARA
Municipal Engagemerntnitiative (MEI) to support efforts talocal and regional coidibn building
around housing productioand preservation.

For Further Study/Future Consideration
9 Conduct a racial impact study.
1 Reduce or eliminate local prefererfoe newaffordable units

Needham HousinglBn Page5



Draft 10-24-22

Il. INTRODUCTION

A. PURPOSE OF THE PROJECT

This Housing Plan represents an effort to update and augment information that was included in an
AffordableHousing Plan, completed #8007. The 207 Plarwas the culmination of a lengthy process on

the part of the Town of Needham to better understand atltiress unmet community housing needs.

the fall of 2002, the Needham SeleBbard created the Comprehensive Community Housing Study
Committee, nade up of both Town officials and local residents,ctiordinate, research and make
recommendations to the Town about ways to maintain and increase housing options for individuals and
families with low and moderateincomes.2 A G K | a8 & A & G I y O PlanfidgPDéparbm8rs RK | Y Q &
consultants and state funding under Executive Order 418, the Committee undertook a vigorous program
of research and public workshops for more than a year that culminated dangpleted Community
Housing Plan.

In June of 2006, th8dectBoard appointed a special Affordable Housing Plan Task Force to work with the
Town Planner and selected consultants on updating #imvementioned Executive Order 418
Community Housing Plan to make sure it reflected current market conditions, tiessté housing
initiatives, and the updated HUD Consolidated Plsetting production goals over the next decade to get

to the Chapter 40B.0% state affordable housing goal.

More than 15 years have passed since then and significant progress has been made with respect to
boosting housing production and building local capacity for promoting additional housing opportunities
including the following important accomplishmerits:

 Sincen nnc > U KCBaptér 2a8S0I83@Eized Housing Inventory increased from 498,440
units or from 4.61% td.1.86% of its yearound housing stock for a net increaseaff2 state
approvedunits.

1 The Needham Housing AuthorifiNHA)coordinated a $2 million modernization project that
expanded the living areas and renovated the kitchens of unitssiHigh Rock Estates project.
Additionally, they redeveloped 20 singlemily houses into 20 duplexeasgith a net gain of 20
units. Tenof these duplexeswere redeveloped into 20 condominiunmits with a separate
Homeowners Association but also receiving NHA support in maintaining and managing the units.
The remainingunits are rentalsowned andmanaged by NHASince then, NHA prepared a
Facilities Master Plan and has brought on consultants to guide it in the next phases of
modernization and redevelopment work.

1 The Town approved new zoning that created special districts to promote hdasiofgler adults
and mixeduse development with madates for the inclusion of affordable unitk.also approved
a bylaw to allow the creation of Accessory Dwelling Units (AD&isfamily members or
caregivers

1 Significant funding has been committed in support of affordable housing incladiimgst $1.5
million in Community Preservatioact (CPAjunding and $280,000 ifederal HOME Program
funds.

1 The Town prepared a permitting guide that clarifies what qualities Needham seeks in housing
developmentfocused primarily ofChapter 40B comprehensive permit projects.

3 Such plans are required by HUD for receipt of HOME Program funding and updated every five years.
4 A more detailed report of zoning and housing production accomplishments is includgzpaadix 2
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1 The Town launched new prograjmaneto support qualifying tenants in paying their reshiring
the pandemic and another to help eligible homeowners undertake important health and safety
improvements to their homes.

This HousindPlan provides @ opportunity to obtain updated information on local demographic and
housing changes and reflect tle ramifications of these changes on current housing needs. In order to
move forward on a proactive housing agendhe Town recognizes that it needs more current
understanding of the local housing dynam identify and prioritize unmet housing needs the
communityand prepare a plan of action to address thefthis planning effort wiknable the Towno
document the extent of local need in terms of affordability, accessipdlitgtainabilityand suitability that

will provide input into decisiomaking on futureaegulatory anddevelopment prospects.

The Needhanlanning Board has appointed a Working Group of representatives of various Town boards
and committees as well asiree at-large community member¢o coordinate the planning process
Fundamental to this planning effort is a robust community engagement procegsiblic forums,
interviews, and a surveyp ensure that residents have opportunities to express their thoughts about local
housing issues and an action plan.

B. TOWN OVERVIEW

Needham is a largely residential community that is located on rocky uplands within a loop of the Charles
River in the eastern part of Norfolk County, about ten miles southweBeintownBoston. The town
includes almost 13 square miles and is home to at82)000 residents. Neighboring communities are
some of the most affluent in the Boston Region and the state including Wellesley on the west and
northwest, Newton on the north and northeast, the West Roxbury section of Boston on the east, Dedham
on the saitheast and south, and Westwood and Dover on the south.

Needham also has the great advantage of being well positioned with respect to transportation with four
ad2LJa 2y UKS al aal OKdzaSdda . @& ¢ NJapdskoite cordmiifg2 NR (& Q.
bSSRKIFY gAGK GKS a. ¢! and treméhBoSsyhighiwayyateessibflity thed indlusieg

Route 9 to the north and Routes 95 and 128 that run through town with two exits in Needham.

Needham is also made up of richly diveeseironments, ranging from a compact Town Center, outlying

areas that are more rural in character, a variety of smaller village centers and residential neighborhoods,

as well as substantial and wllanned business areas. While, Town government remandemn

significant fiscal pressures, like virtually all others in Massachusetts, the level of services it strains to

maintain is one that many communities would envy. Moreover, Needham has #@iewetinized school
system thathas been ranked highly among etisin the

(%) state. All of these amenities have resulted in Needham

3 being a desirable place to live, work and raise a family.

e

Wellesiey =2bse0 \

i P Jak Hl Nevertheless, the Town faces some very real problems

= Needham ™ " that need to be addressed, and housing is among them.
South A Nesctiam / High housing costs coupled witited state and federal

i, 2 e o resources present substantial challenges to meeting local
A\ g +y housing needs. For example, yguadult children of

Needham families typically find it impossible to afford

02012 Gooéi&; Mep data@201Resage  NOUSING hereparticularly if they have a disabilityMany
' households, especiallglder adultswith fixed incomes,

Needham Housing IBn Page7



Draft 10-24-22

find that remaining here imposes increasingly unbearable costidns. Mobility within Needham is
fAYAGSR Fa aSyLiie ySaidSNanEsubstlidl omé éqaitdind dosvdsiziig 32 2 R
to housing with services a choice that is largely unavailableasonablecost.

Moreover, Needham is categorizd®y the regional planning agency, the Metropolitan Area Planning

/| 2dzy OAf o6a!t/ 0z & | avYl GdzNB -2a8thzedziyprieighboih@dsyof OK I N
owner-occupied, singkkamily homes on small lots, interspersed with commercial districts and- hig
RSyaAalue NEAARSYGAL f RS@St 2 LIYSy ( & dousipgdddvélopndent | G dzNA
opportunities. While there are some remaining scattered parcels of vacant developable land, most new
development will have to occur through thredevelopment of existing buildingsThis will likely be in

areas where some greater densitynslcome such as near commuter rail stations and along commercial

corridors Moreover, dmost all new singkéamily homesnow involve the demolition of more wdest

homes in the community witheplacement ofmuch larger and expensive ones.

NAY3IAYy3I | FF2NRIFIoAfAGEe (2 SEA&GAY3I dzyAda Aa
market values with a median singi@mily home price o&lmost$1.3 million.

Withinthis context of housing challenges is the virtual mandate from Chapter 40B and the Commonwealth
that at least 10% of all housing shoulddférdable based on specific requirementsgardless of market
changes.As Needham has surpassed this 10% affaiitiahreshold, it is in a position tbetter control

new development of affordable housing as the Chapter 40B comprehensive permit process can only be
used if the Town agrees to basic project terms and conditions.

C. GUIDING PRINLES

ThisHousing Plan adopti KS F2ff 2¢6Ay 3 3AdzZARAY3A LINAYOALX Sa | a O:
housing agenda. These become the context for the housing strategies that are proposed to address local

and regional housing needs.

9 To build a more diversand welcomingcommunity that includes residents of all ages, races,
ethnicities, gender identification, sexual orientation, religion, abilities, and stages of life.

1 To be a community having broad soeiconomic diversity.

1 To be an engaged communityahactively shapes a vision for its housing future that is sensitive
to regional considerations.

9 To ensure that new housing is appropriate to its location and context.
1 To provide opportunity for different housing types of a broad range of sizgpaoel.

1 To enhance the vitality of our commercial areas to encourage walkability, commuting, shopping,
services, socializing, and health.

Needham HousinglBn Page8
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D. DEFINITION OF AFFORDABLE HOBSING

The federal government identifies units as affordable if gross rent (including costs of utilities borne by the

GSylrydo Aa

K2YS

y 2

Y2 NB

OY2NIi3F3ass

OKIFYy

LINE LIS NI &

om:z 27

iFr ESa

K2dzaSK2f RQa
dependent, for child care, extraordinary mediexipenses, etc.) or if the carrying costs of purchasing a
YR AY & dzNIhap@rS v
40Bcomprehensive permit regulations and Local Initiative Program (LIP) guidelines definifftyr if

A a

the household is not paying more than 30% of income on housing costs. If households are paying more
than these thresholds, they are described as experiencing housing affordability problems or cost burdens;
and if they are paying 50% or more fwousing, they have severe housing cost burdens.

Affordable housing is also defined according to percentages of median income for the area, and most
housing subsidy programs are targeted to particular income ranges depending upon programmatic goals.

Extemely lowincome housing is directed to thoséth incomesat or below 30% of area median income
(AMI) as defined annually by the U.S. Department of Housing and Urban Developieusing that
INER dzLR2 NR | @ &rilghcomdiF GinbdSaR
householdsvith incomeshetween 31%and 50% of area median income. L-meome generally refers to
the range between 51% and ®AMI These income levels are summarized in THdlecomparing 2021
and 2022 incomémits. The median area household income increaseti®y between these years, from

GFrNBSGa GKAa

$120800 to $140,200.

Tablell-1: INCOME LIMITS FOR THE BOSTANMIBRIDGRUINCY MANH METRO AREA, 202022

AyO2YS$S

# Householq 30% AMI 50% AMI 80% AMI 100% AMI

1 person $28,200$29,450 | $47,000$49,100| $70,750$78,300 $84,560$98,140

2 persons $32,200$33,650 | $53,700$56,100 | $80,850$89,5000 $96,640$112,160
3 persons $36,250$37,850 | $60,400$63,100 | $90,950$100,700 $108,720$126,180
4 persons $40,250$42,050 | $67,100$70,100 | $101,05@$111,850 | $120,800$140,200
5 persons $43,500$45,450| $72,500$75,750 | $109,150$120,800 | $130,464$151,416
6 persons $46,700$48,800 | $77,850$81,350 | $117,25@$129,750 | $140,128$162,632
7 persons $49,950$52,150 | $83,250$86,950 | $125,35@$138,700 | $149,792$173,848
8 persons $53,150%$55,550 | $88,600$92,550 | $133,400$147,650 | $159,456$185,064

z

uz

Source: U.S. Department of Housing and Urban Development (HUD) and Community Preservation
Coalition for 100% AMI figures.

Most statesupported housing assistance programs are targeted to households earning at or below 80%
AMI, as well as some at lower income thresholds. The Community Preservation Act (CPA) allows resources

to be directed to thoseat a somewhat higher incomtiareshold¢ up to 100% of area median inconge
NB F S NNB Rshdul benatediowed ey tifadryiits in &his ikKkcdrded A y 3 £

a

V26

G&8LIAOI Tt &

range cannot be counted as part of the SHI. In general, programs that subsidize rental units assltarget
to households earning less than 60% AMI with some financing reaching those with incomes below 30%
AMI. Firsttime homebuyer programs typically apply income limits of 80% AMI.

Ly O2dzydAy3
¢KS&S dzyAada

Housing.

I.
unit as affordable if it meets a number of requirements under Chapter 40B as summarized inllFigure
I.

O 2 Y Y dzyCGhéiptetaB 0pakeshdldh th StatdicBunts ABRusiigK S

NS

y S

Y

2F0GSYy NBEFSNNBR thete areriodedatelprided ¥ 2 NR | 0
units available onite open market that do not qualify for the SHI and referred to as Market Affordable

5 Definitions of other terms are included in a Glossary of Terms in App@ndix
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Figure H1: CHAPTER 40B: WHAT IS AFFORDAB
HOUSING?

adzad o6S LI NIL 2F | G&adzmaiR)
non-profit, or limited dividend corporation or approved
Through a state subsidizing agency.
At least 25% of the units in the development must be inco
restricted to households at or below 80% of area median
income (or 20% for those earning at or below 50% AMI)
and have rents or sales prices restricted to affordable leve
Restrictions must run at least 15 years for rehab and in
perpetuity for new lomeownership units.
Development must be subject to a regulatory
agreement and monitored by a public agency or
non-profit organization.
Project sponsors must meet affirmative marketing

requirements.

State policies also enabl@unicipalities to possibly reserve up to 70% of the affordable units created in
state subsidized developments, including comprehensive permit projects, for those who live, work or
FGGSYR a0K22ft Ay GKS 02YYdzyA (@ SateNppfoGaNN&jRrediahd | &
thus far Needham has obtained local preference approaathe 70% levefor all of its eligible projects.
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. HOUSING NEEDS ASSESSMENT

It is important to closely examine demographic and econatataand trends particularly past and future
trends, in order to understand the composition of the population and how it relates to current and future
housing needsA summary okeydemographic, economic and housiognditionsis provided below that

is further distlled into indicators of housing needs by rental Ymmeownership as well as target
populationsto identify priority housing needsDetailed demographi¢ economic,and housingprofiles

are included in Appendix 1 with substantial analyseshafusing condions, includingaffordability.®

A SUMMARY OF DEMOGRAPHIC AND ECONOMIC CHARACTERISTICB3ND TREN
Recent spurt in population growthincreasing racial diversityand shifts towards moreolder adults

The 2020U.S. decenniatensus identifieccontinuedpopulation growthin Needhambetween 2010 and
2020, up to 32,091 residents, representing a gain of 3,205 new residedts% Some of this growth is
due to new multifamily rental development that inctied 526 additional residential units in The Kendrick
and Modera Needham 40B developmentopulation projectionsforecasted a total population of less
than 30,000 residents by 2020 argd,000 by 203GCsignificantlyless than the 32,091 residents reported
in the 2020 census

The population has remained predominantly Whiteith growth in the number ofBlack and other
residentsof coloras a percentage of the total population, from 5% in 2000, 9% in 2010, and up to 15%
according to the 2020 census.

The 2020 decennial censudata identified 8,439 residents as being under age representing a 3.4%
increasein growth since 2010 compared &m 11% increase in total populatiorthe number othildren
decreasedrom 28.3% to 26.3% of all redentsbetween2010 and 2020There were alstosses in young
and middleaged adults during this periaslith those age 25 to 54 denlng by 23% during this period

Those65 years of age or older increased fr@700residents in 2010 t®,068in 20200r by 2% and
from 16.3% to 19.5% dhe population This age gup isprojected to increase to 24% of residents by
2030 While many older adultesantto downsize in the communitynanyremain in their homedecause
there are few appropriate and affordabletions for them in Needham

Population projections generally forecast declines in the numbers of childrehe Needham Public
Schools reported a student enrollment of 5,483 in the 2@PQ1 school year, down from 5,645 for 2018
2019, and up considerably from 4,330 students during the 2833 school year. Theseojgctions
predict that student enroliments will grow to a peak of 5,946 students in the 285chool year and
then decline to 5,777 in 2033034’

Population projections also predict continuettreases in those 65 years and older to at 1486 of all
residents by 2030Whilemanyolder adultswould prefer to downsize in the communjtshey havdended
to remain in their homes given limiteaffordable and accessiblousing alternativesvithin their price
range

6 As the U.S. census decennial data is limitedch of the analysiof demographic, economic antousing
characteristics and trendsourced in the census as parttbfs Housing Plan will necesBy be based on the census
estimatesin the American Community Survey (ACS)

7 McKibbin Demographic Associates, Enrollment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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While the population incresed by 11%etween 2010 and 202@he number of households increased by
4% from 10341to 10,765 householdsThissuggessthat householdsire becoming largewhichisfurther
demonstrated by the increase in average household size fraf@ @rsons in2010to 2.82 by 2@O0.
Smaller home®eing torn down and replaced by larger orfesscontributedto the increasing numbers
of larger households.

. _ . . Housing costs have isen faster
Figure IH1: Median Household Income and Median than incomes over the decades

Owner-occupied Unit Value, 19902019 The median household income

$1,000,000 $855,300 grew by 30% between 1999 and
$600.000 another 53% to $174,707 by 2020
’ This ignore than twice the rate of

$400,000 — $256,500 ot
si14365  $165547 inflation between 2010 and 2020

$200,000  $60,357 $88,079 ' of 18.7%. As shown in Figuréil,
$0 housing values have risen more
1990 2000 2010 2019 than income, resulting in greater

= ledian Household Income aﬁordablhty gaps.
= Median Owner-occupied Unit Value There were decreas in the
numbers and percentages of
households in all income ranges of less than $100,000 bet@@@dand 2020, witth2% of all households
earning less than $100,000 2910 compared to 30% by 2020Correspondingly58% of all households
earned more tha $100,000 ir201Q increasing to 70% by 20204oreover,44% of all households had
incomes of more than $200,00@ 202Q

Despite generally growing prosperithere remains a vulnerable population livingNieedham with very

limited financial means as 1,157 households or 10.8% of all households were estimated to have incomes
of less than $35,000, including 625 or 5.8% earning less than $25,000. Anotherisaggmef disparities

relates to tenure. While the median household income of homeowners almost doubleveen 2000

and 2020 from $100,732 to $203,690, the median income of renters stayed about the same, going from
$44,226 to $44,361.

B. SUMMARY OF HOUSG CHARACTERISSIANDRENDS

Slower housing growttthan population growthin tandem with substantial teardown activity
Populaton growth increased byt,534residentsor 16.4% betweenl1990and 20 to 32,091 residents
compared tohousinggrowth of1,486units or14.3%to 11,891 unitsas shown in Figuril-2. This hgher
population growth reflects higher average persons per unit wkaohelyoccurred in the ownepccupied
housing stock between 1990 and Z1) from 2.83 t03.03 persons Aveage household size in rentals
decreased, however, frora.01 to 169 personsduring this same period.

Building permit data indicates that between 2010 and 2020 there was a net gain of 720 housing units with
a net increase of only9lsinglefamily homes. This represents a teardown level of almost 98% of all
buildingpermitsissued for singléamily constructiorduring this period.
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Building permit data also shows
that 666 units were built in mukHi
family buildings of three units or

Figure I42: Change in Population and Total Housing
Units, 1990 to 2020

40,000 32,001 more between 2010 and 2020
30000  27:557 28,911 28,886 representing 92.5% of new unit
production. Most of these units
20,000 0.405 0.846 1122 1,891 were part of the 526 units built
10.000 ’ ’ : as part of The Kendrick and
’ . . . l Modera Needham Chapter 40B
0

developmens. Despite this
significant amount of new muki
= Population = Total Housing Units family construction,Needhanf2 a
housing stock  remairs
dominated by singléamily detached residences &7.6% of all units with an ownesccupancy levelall
owner-occupied unitspf 84 5% based on 2D censts estimates.

1990 2000 2010 2020

Housing costat unprecedentlyhigh levelsfor homeownership and rentals

bSSRKIY 22AYRRIGKS) OVHDEAABOSNI £ &SI NER IHfady | & (K:¢
home climbed to $1,102,000 as of January 2019 from $976,250 as of the end of 2018. It subsequently
increasedo $129millionin 2021. The median pricéor all types of condominiuranitswas $85,000 in

2021, up from $05,000m 2019

The rental market has also changed substantially as the mediardeaftied between 1990 and 22D,

from $798 per month to $8504. The 2020 census estimatésther indicated thatc p ®ys’> 2 F (1 KS (2
rental units were renting for more than $1,000, 50.8% above $1,500, and 11.4% at over. 38 ,8Gdlso

important to note that the census figures include subsidized units, which represents about 37% of all rental
unitsin Needham, and thus median values make the rental market look more affordable than it actually

is.A more typical rent for a twdvedroom apartment is at least $1,900 in older dwellings and over $3,200

in newer multifamily developments.

There is ery litle affordabilityremainingh Yy b SSRKI YQa LINGs Bdreivds oilyzodedupity 3 & G 2
a Habitat for Humanity house, valued below $200,000 andqustother single-family home assessed

between $200,000 and $300,000 that were stllatively affordableto those with incomes at or below

the area median income (see Tablld for income levels)Vhile almost half of the homes were assessed

between $500,000 and $700,000 in Fiscal Year 2014, homes in this range declined tm F&gabrear

2022. In fact, all properties assessed for less than $700,000 decreased from 4,987 homes, or 60% of all
singlefamily units in FY14, to 1,684 units representing 20% of these uniisdsl Fear 22P.

! LI NI A Odzf F NI &8 AYLERNIFYy(d O2 Yckdgsthy 816 anits own8SaREK I Y Q &
managed by th Needham Housing Authority (NHASpresentng22% of all units that the state counts as

part of the Subsidized Housing Inventory (SHI). Most of these units are antiquated, without handicapped
accessibility ad energy efficiencies, and will require a major investment of capital to make improvements

and potentially expand the number of unit$. KA & gAff 6S | Yl 22N F20dza 2y

Growing affordability gaps and cost burdens
The affordabilitygapfor singlefamily homess estimated tchave beer482,000in 2021, the difference
between 808,000 based on what a median inconNeedhamhousehold could afford (for an average
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household of three and 80% financing) and the median house price 29 $dillion2 This gap is up
considerably from $211,500 as of April 2014. The upfront cash requirements for the down payment and
closing costs in effect add more than another 3280 to this affordability gap in the case of 80%
financingwith a 20% down paymenain amount most firstime homebuyers lack

When looking at the affordability gap for those with incomes at the 804tlimit, the gap is an estimated
at $918,500, the difference between the median priced siAgmily home andwhat a threeperson
household earning at this incomanit can afford or $371,500 based dime ability to secure financing
with no more than a 5% down payment, such as through some state subsidized mortgage programs

In regard to rentals, because the median household income for Needham is so high, there is no
affordability gap for households earning at the median income level who could likely afford a monthly
rent of almost $4,000. However, a household with incoméhat80% AMI level would encounter an
affordability gap of about $650, the difference between an estimated median rent of $2,500 and what
such atwo-personhousehold could afford of about $1,84fsed on spending no more than 30% of
income on housing cosnd monthly average utility bills of $175

Given rising housing costs and widening affordability gaps, it is not surprising that more households are
spending more than they should for housir§pecial tabulations of census data for HUD indicated that of
the total 10,765%stimatedhouseholds in Needham, 1,425 or 13.2% were spending between 30% and 50%
of their income on housing with another 1,163 or 10.8% spending morehtalitheir income on busing

costs This analysis suggests that 2,588 or 24% of all households were spending too much on their housing
commonly defined as spending more than 30% of income on housing cost and also referred to as having
cost burdens

There were 1,030 renter huseholds and 1,060 owner households with incomes at or below 80% AMI,
which included 57% or of all renter households and 11.8% of owner houséh@fithe 1,810 reported
renter households, 620 or 34.2% were experiencing cost burdens compared to 70/@0 owners.
Consequently, renters were proportionately experiencing greater cost burdens although the total number
of costburdened owners was a bit higher.

Of the 1,030 renter households with incomes at or below 80% AMI, 60.2% were experiencing dess

including 38.4% with severe cost burdens. In comparison, 66.8% of the 1,060 owner households were
overspending including 46.0%tlv severe cost burdenslt is likely that many of these ceburdened

26y SN) K2dza SK2f Ra I NBK £ OF ya K HI28 Ni /0 SIAINISA YA A RS ANAYOA I K
purchasing an affordable unfthat would qualify for the SHBut their financial assets, particularly the

equity in their homes, would render them ineligible for such houging.

8 Figures based on interest rate 4f0%, 30year term, annual property tasate of $13.03per thousand, insurance

costs of$6 per thousand for single and twfamily homes and $4 per thousand for comdi@ium units, and private
mortgage insurance (PMI) estimated at 0.3125% of loan amount for 95% finaanthgstimated monthly codo

fees of $300Figures do not include underwriting for PMI in calculations with a 20% down payandrfor the 80%

AMI level at 95% financing that would assume that the purchaser qualified for the ONE Mortgage Program,
MassHousing, or other government mgage offerings for example Assumptions also include the purchaser
spending no more than 30% of income on housing costs.

9HUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).

10 State asset limits are7%,000 plus a maximum of $200,000 in net equity from a former home for those purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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The convergence of these trendsan aging populatiorhigh housing prices, lower housing production,
limited housing diversitychallergesin obtainingsubsdies and large ugront cash requirements for
homeownership and rentalg all point to widening affordability gag and increasing cost burdens
Consequently without major interventions at all levels of governmerdeedham and manyther
communities in the Greater Boston areéll continue tolose ground ortheir ability to be a place where
individuals and families across a range of economic and social strata can call home.

C PRIORITY HGING NEEDS

Given thehighnumbers of residents who are paying too much for their housing (see FabieAppendix

1) andgrowingaffordability gaps, there is a pressing need to produce more houkatgs affordablen

Needham not onlyfor the most financiallywulnerable residents, but aldor those who may not meet all

affordable housing requirements but are still struggling to remain in the commubit3. SRK I Y Q& / 2 dzy (
on Aging and Public Health Department prepared an Assessment of Housing and Transit Options for
Needham Seniors in Augu2016 that suggested that the affordable housing problem is greatest for
moderateincome people who do not qualify for subsidized housing but cannot afford market rate
housing. Nevertheless, it is important to note that even if a household qualifiesitisidized housing,

there are notnearlyenough units to meet all of the need nor demand.

The major obstacle to meeting underserved needs is the gap betweese tieeds and the resources
available, includingeal property, which has beerexacerbated byunprecedently highhousing prices
Gonstraining regulationslow interest rates, and the pandemiimve also contributed to rising housing
prices

Fundamental to the rise in housing prices is the imbalance between housing supply and

demard. This is not just a local problem but one that is occurring throughout much of the

Commonwealth, the Greater Boston area in particuleegional solutions to boosting housing

production are needed, albeit challenging given home rule waighorizes laal bylaw
enactment in compliance with state oversight

This Housing Plarovidesa road map for devising and implementisigategies b preserve and produce
additional community housing options, directing development to appropriate locations and target
populations.

Based on input from a wide variety of sources including updated census data, market inforingtion,
from local stakeholders, andommunity meetingsthe following priority housing needs have been
identified

Rental housing is thgreatest priority

Both rental and ownership housing anecessaryto encourage a mix of housing types in response to
diverse populations and household needs. There is, however, a more compelling case for rental unit
creationbased on the following considerations:

f ¢ NBSUG GKS ySSRAa iFnerableEesid@atsiidugr liinde@finandia? ieéns
as rental housing is typically more affordable and requires lessomp cash.

f  Promote greater housing diversity 84.5% ofNeedhan & K 2 dzaid ofvEeroéciipddnd
82.7%involves singldamily homes. More housing options are necessary to meet the needs of
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local workers who are priced out of the housing market, people who grew deé&idhamand
wantto remain in the communityand empty nesters, for example.

1 Better leverage other funds, as stasnd federal resources are almost exclusively directed to
rental housing development, family rentals in particular, unless the municipality has been
designated as a Gateway City or has qualified- lawd moderateincome census tracts
(Needham does not).

9 Invest locallyavailable subsidy funds (e.gCPA NeedhamAffordable Housinglrust Funds,
HOME Program fundlsn support of greater numbers of households/occupants over time as
rentals turnover more regularly than ownership units.

1 Respond to new state guidelines for MBTA communities in creating new t@iesited zoning
districts with byright permitting fora minimum land area of 50 acres, minimum gross density of
15 units per acre, and minimummufiF YAt & dzyAG O2dzyd 2F wHmE: 27
or 2,378 units

T t NEOARS 2L NIdzyAldASa FK2NEASRES | YRy A2 g RAK [ TNI
their housing to relocate to more affordable and less isolated settings, opening up their homes
to families requiring more spac€reate new income opportunities (e.g., through Accessory
Dwelling Units or conversions to twiamily homes)}hat could also hip these cost burdened
seniors.

1 Enhance the ability to qualify occupants for housing subsidies as state requirements for including
units on theSHImake it very difficult for longerm homeowners to be eligible for subsidized
assisted housingiven asset limits

1 Provide opportunities for mixethcome housing where several different income tiers can be
accommodated within the same project.

=N
A
AL

Indicators of Need for Rental Housing
As detailed throughout this Housing Needs Assessment, the follawingiderationssuggest a pressing
need formore affordable rental housing:

9 Limited incomesg About 21% of all rentehouseholdhad incomes of less than $25,000 based on
2020 census estimates Additionally, there was an increase in the number and percentage of
renter households with incomes at or below 80% AMI between 2015 and 2018, from 53% to 57%.
The median income earning reamt with $4,361in annual income, could afford a rent of no more
than about $34 given spendingf no more than 30% of income on housing costs including an
estimated $175 in monthly utility bills. This makesextremely difficultfor lower income
householdgo find affordable market rentals without spending far too much on housing.

f High cost burdengs Needhan2a NBYy G0 SNE I NB aLISYRAYyI41hFal YdzOK -
renter households overspendingcluding 25% with severe cost burdesssthey were spending
more than half their income on rent and utilities

Of the renters with incomes at or below 80% AB0% were experiencing cost burdens, 38% with
severe cost burdens. Of particular contevere the450 renter households with incomes ar
below 30%AMI, referred to as extremely loancome households by HUD. Of these, 54% were
experiencing cost burdens, 48% with severe cost burdeAdditionally, d the 580 renter
households earning between 30% and 88RH, about half were overspending including 31% with
incomes in the 30% to 50%dVil range that had severe cost burdens. None of the households in
the 50% to 80%AMI income category were reported to i@ had severe cost burden$he focus
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of rental housing production should be on those earning at or below/Ad%o the greatest
extent possibleat lower incomes where feasible

1 High rents¢ The 2020 censusestimates indicated agross median rent of $804 which would
require an income ofibout $77,16Q assuming $175 per month in utility bills and housing
SELSyasSa 2F y2 Y2NB GKIy om: 2F G(GKS K2dzaSK2f R
renter households much lower at48,3%61, but market rents are typicalljnuchhigher and tend
to be beyond the reach of lower wage earners (see Tabi@ Appendix ). Moreover,it is also
important to note that thecensus figures include subsidized units, which represents about 37% of
all rental unis in Needham, and thus théS. Census reportetediangross renmakes the rental
market look more affordable than it actually is.

Market rents are typically much higher and a relatively-fmveed listing for a twebedroom unit
of about $2,500 would require an income of about $100,@@sed on $175 in average monthly
utilities costswithout cost burdens

1 High upfront movein expenseg Many apartments require first and last mont@eent plus a
security deposit. For a2$%00 apartment, that totals as much ag $0Q an amount that many
prospective tenants do not have available. Additionally, becauseymf NeedhanQa NBy i | f
opportunities in smaller propertiesare not advertised, those who do not have a special
connection to he community are often out of luck.

1 Deficit of affordable rentalg Calculations in Tabld0 of Appendix lsuggestthat there is a
shortage of 620 rental units for those with incomes at or below @M. Since this data was
reported in 2018, it is likely that some of this need was subsequently addressed by The Kendrick
or Modera Needham Chapter 40B developments for those in the 50% to 80% AMI range but not
for those with incomes below which comprise thieatest need of 500 units. Given rising housing
costs, it is likely that the deficits have groamdmore units will be out of the range of leincome
households.

1 Low vacancy rate The 2@0census estimates identify the rental vacancy rat2.8%o, laver than
county and state levels & 1% and 3%, respectively. As any rate below B%argely recognized
to reflect extremely tight housing market conditions, this information confirms a very robust
rental market.

Rental Needs ddlder Aduls

Rental housing needs olider aduls are growing and cost burdens remhighas noted belowClearly
housing alternatives to accommodateetiincreasing population oblder residerd such as more
handicapped accessibility, housing with supportive serviees] units without substantial
maintenance demands should be considered in housing planning efforts.

1 Recent population growtlh The number of those 65 years of age and older increasesj(63
residents and 1%% of the population according to 20 census estimategyfom 4,700residents
and 16.3% in 2010. This increase Vaagely driven by those age 65 to 74.

f Significantprojected growthg! & G KS O2YYdzyAilieéQa .lFoeé .22YSNAER O;
and over age range, the numbersadler aduls is forecasted to increase over the next decade or
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so to about onequarter of all residents.The housinghallengef this expanding population of
aSYyA2NR oAttt ySSR (2 06S FRRNBaaSR Ay GKS ¢24yQ

9 Significant population of rentexsThe highest number and proportion of renters included those
62 years of age or older, representing 895 households or afaifibf all rentethousehold.

1 High cost burdeng About 60% of the 570 elderly renter households with incomes at or below
80% AMI were overspending on their housing, including 255 or about 45% with severe cost
burdens. Those remaining 28er aduls earning below 80% AMI and not overspending were
fA1Ste ftABAY3a AY bSSRKIYQA adzodARAT SR K2dzaAy3
or 40B developments.

91 Insufficient income Most older adultsliving on fixed incomes and relying substantially on Social
Security find that their income may not be sufficient to afford their current housing and other
expenses, particularly when they lose their spouse their homes increase in value, so doesrthei
property taxes unless they qualify for special tax exemption or deferral progravizsseover,
manyNeedham householdikelyO 2 dzf R 0 S (1 SKNBYU3ARS R ¢34 TA2ABMEENK S RA a L
the averagesizead, owner household ofhree persons and the mediasized owner-occupied unit
of 7.5roomswith three to fourbedrooms.

Older adultgelying primarily on Social Security are likely to have monthly incomes that fall far
below what is needed to afford market rents.

f Long waits for subsidized housitgTheb SSRKI Y | 2dzaAy3 ! dziK2NARGe ¥
affordable housing for those wittn€omes at or below 50% AMI and no tenant pays more than
o> 2F Lyydzrtf AyO2YS F2NI NBydo 2 AGEAAGA | NB
units, there were 227 on the waitlist with waits of approximately six months to a year.

Moreover,the Needham Department of Health and Human Services conducted an Assessment of
Needham Housing Authority Residents in 2019 in an effort to understand the needs of these
residentsand to increase their access to a range of Town services. Through intenodeus, f
groups, and a survepssets and challenges emerged from the sttidht suggested the need for
strong partnerships among the Needham Housing Authority, Town of Needham, community
organizations, and residents address unmet tenant needs including:

o Improvement ofthe physical environmenincluding greater handicapped assibility.
o Greater connections to other residents and the community.
0 Better access to services including mental health and transportation.

NHA has addressed most of tfiedings and recommendations in this report including improved
communication protocd, the hiring of a paime Public Safety Coordinator, increased staff
focus on property maintenan¢andnew onsite activitieemong other important improvements.

Rental Needs of Families

Given the level of cost burdensigre are many lowand moderateincomefamiliesin Needhanthat have
beenstruggling to pay their bills, with housing expentiksly chief among them. Given an impending
crisis, a family may become at risk of homelessness, some forced to dquikh friends or family
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and/or live insubstandard conditions while waiting for subsidized housing or a Section 8 Housing Choice
Voucher.The pandemic exacerbated the housing instability of some of these families.

9 High cost burdeng A total of 80 or 37%f the 215 small families (2 to 4 household members)
with incomes at or belov80%AMI were paying too much for their housing. It is likely theny
of those without cost burdens were living in affordable housiAdditionally, tre number of small
family renter households has grown from 109 in 20d/hich may be a result of the opportunities
offered as part of theéarger Chapter 40B developments.

The data identifies only 25 large families (5 or more members) that were renting irhbBieed 0

with cost burdens. The number of such households is down from 65 in 2011, all of which were
experiencing severe cost burdens. This reduction of large family renters likely reflects some
erosion of relatively affordable larger units for rent in thevate market.

1 Fewer subsidized housing opportunities and long waltd1A has 559 applicants on its wait list
for their 90 family units(30 at Captain Robert Cook Dri@® at High Rockand20 at High Rock
Homeg including 359 applicants for twbedroom units, 167 for threbedrooms, and 33 for four
bedroom units. Waits for these units extend to three to five yealone of the units are
handicapped accessibleNHA also administers 120 Section 8 Housing Chémehersthat
subsidize the difference between HUD Fair Market Rents (FMRs) for the Boston area and a
percentage of household income, withnig waitlists as well.

Rental Needs of Neslderly Individuals

There are also considerable numbers of lower income -e@lderly, nonfamily households in
Needham mostly single individuals, experiencing cost burdens and long waits for subsidized housing
that make finding appropriate affordable housing a challenge. Soméhese individuals have
disabilities that further complicate their housing problems as mahg arereliant on Social Security

tend to be among the most financially vulnerable residents in a commuNiby.only do they have to

face the challenge of fiting housing thatthey can afford but they may require units that
accommodate their special needs as welt.is no wonder that some find themselves risk of
homelessess and forced to move to another community with more affordaolé accessibleousing
options.

1 Significantut declining population aheserenters-- Non-family, norrelderly householdgunder
age 62)comprised 21% of all renter households, down from almost 30% in 2Q16tal of 235
or 63% of these renters haddomes at or below 80% AMI. The remaining 140 such renters had
incomes of at least 100% AMI and may include single professionals that were attracted to the
market units as part of the larger Chapter 40B developments.

9 Adult children who were raised Meedham and want to remain in the community are back living
with their parents as they cannot find places they can afford.

1 High cost burdens- There were also 235 neelderly, norfamily households (largely single
individuals) earning at or below 808, of which 81% were overspending on their housing,
including 55% with severe cost burdens. This is up from 31% and 35% with severe cost burdens in
2011 and 2015, respectively.hese individuals may be good targets for new Accessory Dwelling
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Units (ADUs)uld the Town change zoning to allow occupabgyhose without family ties or
performing the role of caregiver.

f Long waits for subsidized housio@3.5%of Nl | Q& dzyAiGa Ay St RSNIe& RSOSt
younger individual¢age 18 to 61)vho are disabled witli4 applicants on the waitlist.

New ownership opportunitiesre also a priority
Efforts to provide starter homes for firiime homebuyers andbetter housing alternatives for empty
nesters should be promoted to address several objectives including:

1 Provide opportunities for families who want to invest in Needham but are-shtibf the current
housing market.

1 Create firsttime homeownership oppaunities for those with incomes in the 50% to 80% of area
median income range, including those who work in the community.

1 Potentially develop units for those with incomes in the 80% to 100% AMI range that would be
eligible for CommunitfPreservation AQCPA) assistance and are challenged to afford market rate
units.

9 Offer more affordable housing alternatives to empty nesters who want to downsize, thus opening
their existing homes to families and enabling them to stay in Needham. The need for elevator
accessin multi-family propertiess particularly important for this population. Condominium unit
ownership offers the security of ownership at a lower price than sifayigly home ownership,
with significantly less maintenance, utility, insurance andaacden.

1 Lend additional stability to neighborhoods as homeowners are perceived as more rooted and

invested in the community with less unit turnover.

Enable children who were raised in the community to return to raise their own families locally.

Provide hosing options for municipal employees and other local workgte want to invest in

the community in which they are working

= =

Becausestate and federal subsidy programs are almost exclusively targeted to rental housing, there are
limited opportunities to leerage local investments such as CPA fundingulnic property sites!!
Consequently, most homeownership developments that include affordable units are permitted through
Chapter 40B, where market units cremsbsidize affordable units, or are very small in scale and heavily
reliant on CPA fundsAdditionally, due to the higkand costs in Needham and limited opportunities to
leverage local funds, the subsidy needed to fill the affordability gap would typically be extremebnhigh

a per unitbasis perhaps as much as $500,0@0target those at the 80% AMI levehless the poperty

was donatedand some density could be incorporated

Indicators of Need:

The rising cost of housing is shutting increasing numbers of residents out of the private housing market,
particularly the ownership marketin factb SSRKIF Y 22 Ay-BRf 6 KR OV Hz0 € A 8 $ FS NI ¢
the median sales price of a sindlmily lome climbed to $1,102,000 as of January 2019 from $976,250

as of the end of 2018. It subsequentlyegrto $129 million in 2021 High upfront costs also challenge

first-time purchasers. More affordable options are necessary that can support a range of incomes based

on the following indicators of need

1 MassHousingdministers the Commonwealth Builders Program to help subsidize homeownership development
but funding is limited to Gateway Cities or qualifying census tracts (Needham does not have).

Needham HousinglBn Page20



Draft 10-24-22

f Few subsidized ownership unit©nly17 unitsor 1.2%o0f i KS ¢ 2 ¢ y QelowretshipAlN y @2 f &
of these units were permitted through the Chapter 40B comprehensive permit process.

1 Deficit of affordable unitg Table39 in Appendix 1demonstrates a substantial need for more
affordable homeownership opportunities for those with incomes abelow 80% AMI with even
a deficit in units for those with incomes in the 80% to 100% AMI range. These calculations suggest
that of the 1,060 owner households who were estimated to have earned at or below 80% AMI in
2018, there were only eight singfamily homes and 147 condanium units that would have
potentiallybeen affordable to them based on FY22 assessed values and other assumptions listed
in Table36in Appendix 1including spending no more than 30% of income on housing costs. Itis
likely that manyofthda S 2 6y SNJ K2dzaSK2f Ra FFNB aOFakK L}22NJ od
might have qualified them faain affordable unitsuch as those permitted under Chapter 40B or
mandated by inclusionary zoning for examgiat their financial assets, particularlgg equity in
their homes, would render them ineligible for such housifg.

1 High affordability gapg When looking at the affordability gap for those with incomes at the HUD
80% AMI limit, the gap is an estimated18%00, the difference between the medigoriced
singlefamily home of $129 million and what a thregperson household earning at this income
level could likely afford, or $371,500 based on 95% financing. This gap is up substantially from
$556,500 in 2014. In the case of 80% financing, the gapddecrease to 869,500

As to condminium units, the affordability gafor those with incomes at the 80%MI imit is

about $553,50Q up from $281,750 in 2014. This is based on 95% financing and assumes the
LIJAZNOKF aSNJ g2dzf R ljdzZr £t AFe& F2NJ GKS adrisSQa hb9 a?
other government assisted financing.

1 High cost burdens Secial HURJataindicated thatof the 8,955 owner households, 12.8% were
overspending on their housing, including 7.8% wgitivere cost burdens. This is down from 24%
with cost burdensand 8.7% encountering severe cost burdens2015 Of the 1,060 owner
householdswith incomesat or below 80%AM]I, two-thirds had cost burdens with 46%
experiencing severe cost burderiichcost burdens make it extremely difficult foranyowners
to afford the costs of maintaing their homesthus likely forced to defer necessary home
improvements.

Almost all owners with incomes at or below 38%I were overspending including 92.4% with

severe cost burdens. This suggests that the Town continue to explore émtr@asiang housing

costs for these extremely lenvcome households, most of whom alder aduls. Efforts such as

the Small Repair Gyaii. t N2 ANJ Y X I RRA G A 2 ydsdistarfcelpfograny; and ¥ 2 NJ
additional tax deferrals could provide much needelief. ADUs may become another source of

income for these households with zoning changes.

1 Maintain population diversity and atict young families Young adults in the family formation
stage of their lives, in the 25 to 3pe range, decreased between 1990 an@@@ropping to
4.9% of the population from 13.7% in 1990. An increasing number of young adults who were

12 State asset limits are $75,000 plus a maximum of $200,000 in net/dopm a former home for those purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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raised in Needam have been choosing to live elsewhere, and the high cost of housing is likely a
contributing factor in addition to general preferences for living in more urban areas.

Additionally, those age 35 to 44 decreased significantly since 2000, f¥n to6.7% of all
residentsby 2020 While many in this age range would likely be attracted to Needham given the
high quality of its school system and other community amenities for young families, it is also likely
that many have been priced outof the s y Q& K2dzaAy 3 YI NJ Sid o

9 Hnancing challenges Without a subsidized mortgage, households have to come up with a
substantial amount of cash, potentially as must as 20% of the purchase price, thus blocking many
who seek to own a home. Credit problems also pose barriers to homeownership.

Prior generations had the advantage of Gl loans and other favorable mortgage lending options

with reasonable down payments. Also, in prior years the median home price to income ratio was

much lower than it is today (see Figurd dn gowing gaps betweemcomes and home pricgs

making homeownership ore accessible. Given current economic conditions, the ability to obtain
FAYFYOAY3 A& Y2NB Otie hoiméoyiyars witHoutBibdidizéd bRriershipa T A NJ
Statesupported mortgage programs, such as the ONE Mortgage Program and MassHousing
offerings, can offer important financial assistance to firste purchasers.More rigorous

underwriting criteria, including more stringent credit requiremenssill present challengeso

obtaining mortgage financing however.

1 Extremely low vacancy rate§ he vacancy rate for homeownership units was li&8sed on 200
census estimategeflectingverytight market conditions.

It should be noted that it is difficult for existing homeowners to qualify for new affordable housing
opportunities as there are limitsn financial assets and current ownershipd programs typically target
first-time homebuyers Nevertheless, there are still opportunities to assist-lawd moderateincome
ownersasfurther described in SectiolV.

More serviceenriched unitswith supportive servicesand greater handicapped accessibilitgre also

prioritiest

l'34Aa01 yOS Y2RATEAY 3 andLN2EST ¥A Yi&$ii KES QA NSEBERAJI |
home,such aoffered by theSmall Repair Grant Prograand Council on Agii Pi@viousSafety at Home

Program shoud be continued modified,and expanded as needed. New serviceiched housing for

older adults, such asssisted livingr independentiving unitswith available services onsite, should be

explored and encouragedviodels of housig for people with disabilities should lherther explored and

expanded.

Indicators of Neetbr Additional Units with Onsite Services for Beowith Disabilities
9 Sizablelocal populationof peoplewith disabilitiesq A total of 2,262 residents, or 7.4% of all
civilian, noninstitutionalized residents, identified themselves as havidigability’* These levels

13 The term sipportive servicegenerally refers tdielp with Activities of Daily Living or Instrumental Activities of
Daily Livinghat can beprovided in anassistedliving or nursing facility obrought into a perso® apartment or

home.

¥ The U.S. Census defines disability as atermg physical, mental, or emotional condition that can make it difficult

to do basicctivities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
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of disability are largely less than county and statewide figures, but still represeaningful
special needs within the Needham communityrhey furthersuggest that the Town make a
concerted effort to produce housing units that are hamgliped accessible and/or have
supportive serviceas well promote home modifications in support of those with disabilities

1 Few options for youngeesidentswith disabilities¢ The SHI includesix special heeds housing
facilities that altogether total 26 affordable housing units as welh@asther 84 units in group
homes for state Department of Developmental Services (DDS) clients scattered throughout
town. As noted in the January 27, 2022 Public Education and Listening Session, these facilities
are insufficient to address local needs includingstof youngdultswith disabilitieswvho were

raised in Needham but have few options for

I {9t!/ LI NByG adal living independently with appropriate

a village to raise a child, and in ma supportive services in the community.

cases, Needham has been that villagé

and forour kids the need for that village

The Needham Special Education Parent Advisory
SEG S Y R A GKSANI &K Cogncil (SEPAC) develop_ed a short sufeey
I RRSRS a{2 Ylye 2 their members to obtain input on the

: . affordable/supported  housing needs of
up supported by this town that SEes itS8 \eedhang ahildrenwith disabiliieswhen they
a Yy AYyOftdzaA @S Of reachadulthood®SEPAC emphasized that many
time for them to move out of thein of these children fall inta grey areaof being
parentsQ K 2 dza Sa 2ds tKb8| unlikely to qualify for and/or be a good fit for
somewtereintown foNJ G KSY (i| traditional statelicensed group homes but
unlikely be able to live and support themselves
independently. Needs vary but the largest subgappear to be those with Autisi8pectrum
Disorder (ASD), Down Syndrome and other depet@nts disabilities. There is also a subgroup
with more complex medical needs who would require essibility accommodations and 24/7
onsitetrained medical staff.

SEPAC estimates that, on average, approximately three to five current Needham residents
annually will need some sort of adult housing support when they turn 22. It is also important to
consider that there is penap demand from individuals who have already turned age @2PAC

further indicated that through their sample, it is expected that aboutlhaould be looking to

Y2@S AyiG2 |RdA G K2dzZAAy3d dzll2y GdzZNYyAy3I IS HHI
onQaod

Indicators of Needor People who Need Accedsiblousing
f  Very limited inventorgf handicappeehccessiblanits¢ Only theb | ! RERSNI £ LINR 2SO0 =
Way, hassubsidizechandicappeeaccessil@ units Of particular concern have been the second
floor units iINNHAQ senior housingt Chambers Streahat can only be accessed by steairsd
hopefully can be resolved at some poagpartob | | Q& Y2RSNVATFGA2y LX I ya

with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.

B SEPAGembership inludes students ages-Z2 under the umbrella of the Needham Public Schools, including out

of district students and some who have recently aged out of the systemtrned age22).
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ThehHnHH !yydzZf ¢2¢6y aSSGAy3 UdNR/SHaRoBrRrchiteactural T dzy RA Y
and Engineerin@esigner Phase projettt prepark a redevelopent plan thatwill alsotacklethe

issue ofresidentswith disabilities including edeveloping apecifiednumber of the existing 152

units to be much more disability friendlilew development planalso includeadditional units

specifically designed for persons wittsabilities NHA is also considering significant upgrades to

its provision of serviceswith continued participation of the noprofit service povider,

Springwellin supporting residenheeds

1 Growing senior populationAs the number of seniors continues to increase with the aging of the
Baby Boomers and longer life expectancies, growingbers of residents will need better access
to housing that includes oaite services andir accessibility. Local assisted living units are also
typically expensive. The assisted living and independent livingiits as part of Negham
Residences at Wingate ankde Residences at Carter Mjthay not include independent living
units)will help address some of these needs.

9 Barriers to aging in placeThe Assessment of Housing and Transit Options for Needham Seniors,
prepared by theCouncil on Aging and Public Health Department in 2016, identified specific
barriers to aging in place. In addition to the high cost of housing, these barriers include the
scarcity of accessible housing; the high cost of upkeep; costliness of modifigtiggelkomes to
increase accessibility; and zoning regulations that at the time prohibited Accessory Dwelling Units,
also known as, iHaw apartments.

The report defined an agiiendly home as one with universal design elements that make living
comfortable, safe, and accessible for all people regardless of ability. Key elements include: at least
one nostep entry; singldloor living; wide hallways and doors; lev&yle door and faucet
handles;storage within easy reach; and bathrooms with wikshowers and higher toilets.
Although minor modifications can make a home safer for older adults (installing banisters on both
sides of stairways, grab bars in bathrooms,-phipof floors, etc.), many changes are significant
and costly (such as addingllfbathrooms, laundry facilities, and master bedrooms to the first
floor of a house, etc.)Stairlifts can provide important assistance to those who are challenged by
stairs.

Summary of Unmet Housing Needs

Tablelll-1 provides a summary of unmet housing needs according to incomneéded type of household,
focusing on households that are paying too much of their income on housing costs. While there are many
more owneroccupied units than rentals ilNeedham the number of unmet housing needs is
proportionately considerably higher foentals. For exampld,1%of renters had cost burdenshich is

double the percentage of owners. In regard to severe cost burdens, more thaquamter of renters

were experiencing such affordability challenges compared to 8% of owners.

Neverthelessthe level of cost burdens among owners is considerable, particularly for those with incomes
at or below 80% AMI. For example, almost all extremelyitmome owners were spending more than

half their income on housing costs. An estimated 46% of owmithsincomes at or below 80% AMI had
severe cost burdensompared to 38.4% of renters. This dateosuggests a need for housing that would

be targeted to those in the 80% to 100% AMI range, sometimes referred to as community housing, as
there were 180 wners with cost burdens that included 100 with severe cost burdéssnoted earlier,

there are greater challenges in developing ownecupied housing as opposed to rentals, however, some
attention to the development of new affordable condominiums istaiely warranted.
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Table IH1 also provides humbers on the unmet housing needs of seniors, families, areldeny single
individuals. In regards to seniors with unmet housing needs, there were more seniors who were owners
than renters, at 715 and 570, respectively. Riddally, 68.4% of owners had unmet housing needs
compared to 59.6% of renters.

Seniors comprised the greatest number of households with incomes at or below 80% AMI, including
renters and homeowners, compared to families and singléviduals under age 62. This is not surprising
given the number of seniors who are retired and living on fixed incomes, also reflected in lower median
household incomes.

In regard to families in this income range, there were also more owners with es@tor below 80%
AMI, at 300 owners compared to 215 renter households. Owner households also were experiencing a
higher proportion of unmet housing needs at 63.3% compared to 40.0% for renters.

There vere many more norelderly, nonfamily householdsmainly single individuals, who were renting
as opposed to owning their home, at 235 to 45 households, respectively. Renters also had a higher level
of unmet housing need at 80.8% versus 64.4% for owners or 29 owner households.

What is compelling abouthis documentation is the very high level of unmet housing need for those
with incomes at or below the 80% AMI level. Within these limited incomes, many residents are
struggling to remain in the communitysomelikely having to decide whether they pay therent or
mortgage versusiltility bills, medical prescriptions, or food.
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Tablelll-1: Unmet Housing Needs

Market Affordable | Unmet NeedThose with
Target Populations All Units Units (Without Cos| Cost Burdens
Burdens)
Rentals
Extremely Low Income 245(54.4% of unitsspending
(Within 30% AMI) > 30% of income on housing
450 205 215 with severe burdens
spending50%or moreof
Incomeon housing
Very Low Income (30% to 405 150 255(63.0%)
50% AMI) 180 with severe burdens
Low to Moderate 175 55 120(68.6%)
Income (50% to 80% AMI) None with severdurdens
620(60.20)
Subtotal 1,030 410 395 or 38.4% with severe
burdens
80% to 100% AMI 60 (29.3%)
205 145 35 with severe burdens
Above 100% AMI 60 (10.4%)
575 515 30 with severe burdens
740 (40.9%)
Total 1,810 1,070 460 or 25.4% with severe
burdens
Owners
Extremely Low Income 330 10 320(97.0%)
(Within 30% AMI) 305 with severe burdens
Very Low Income (30% to 220 37 183(83.2%)
50% AMI) 58 with severe burdens
Low to Moderate 510 305 205(40.20)
Income (50% to 80% AMI) 125 withsevere burdens
708(66.8%)
Subtotal 1,060 352 488 or 46.0% with severe
burdens
80% to 100% AMI 180(48.0%)
375 195 100 with severe burdens
Above 100% AMI 1,848(24.6%)
7,520 5672 115 with severe burdens
1,848(20.6%)
Total 8,955 7,107 703 or 7.8% with severe
burdens
TOTAL 2,588(24.0%0)
10,765 8,177 1,163 or 10.8% with severe

Burdens

All Units Occupie

Housing Available

All Those with Cost

Target Population in . & ¢ K2 &S| Thatis Affordable Burdens/Unmet Needs
Need 80%AMI G2 ¢K2&aS | Occupied by Those

80%AMI 91 NYAY ABAMIX vy E:
Seniors (62 and over) 570Renters 230Renters 340Renters $9.6%)
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7150wners 2260wners 489 Owners 68.4%)
Families 225Renters 140 Renters 90 Renters 40.0%)

3000wners 1100wners 1900wners 63.3%)
Non-elderly Individuals 235Renters 45Renters 190Renters §0.8%)

450wners 16 Owners 29 Owners 64.4%)

Source: U.S. Department of Housing and Urban Development (HUD), SOCDS CHASBD@&ee ZGible
41 in Appendx 1) *Includes all those spendinmore than 30% of income on housgirper Table41 in
Appendix 1 Sevee cost burdens incoméose householdspending50% or more otheir income on
housing costs.

Tablelll-2 presents targeted affordable housing development goals based on priority housing needs over
the short and longer ternilr'he tablealso projects a distribution of production goals by type of household,
with a further breakdown byenure. The distribution d housing goals suggests that there be89% to

20% split between rental and ownershiprhese priorities also address another priority housing need
related to providing barriefree units and supportive services where feasible, represeratrigast20%

of the onebedroom units and 10% of the twand threebedroom units.

Given the indicators of need that are included in this 8log Needs Assessment, even if the Town were
to reach the 10% level of affordability without the inclusion of market rate units in the Chapter 40B rental
developments, now at @4%, it will likely still have unmet housing needs in the commurtyother 436
affordable units would be requiretb surpasshe 10% threshold if the market units were not taken into
consideration a wathy long-term development goabn which to baseprogress in lousing praluction.

Tablelll-2: Summary of Priority Housing Needs aBdtimatedDevelopment Goals
Basedon 43 Unit Longterm Goal
Single Persons*/ | Small Families**/2 | Large Families/3+

Tenure One Bedroom Bedrooms Bedrooms
Units
Rental Units . . .
0, 0, 0,
@ 60%AMI orless 209% 70 Units 25%/87 Units 5%4/17 Units
Rental Units . . .
0, 0, 0,
@ 61-80% AMI 20%/ 70 Units 25%/87 Units 5%/17 Units
Rental Subtotai@®
o .
80%of units tobe | 1004140 Units | 5094174 Units 10%34 Units
producdor 348
Units
Ownership Units : 0 . .
@< 80% Al 12.89411 Units 25%/22 Units 12.9411 Units
Ownership Units : 0 . .
@> 80% AMI 12.9411 Units 25%/22 Units 12.9411 Units
Ownership
Subtotalof 20% of
new units to be 25%/22 Units 50%/44 Units 25%/22 Units
produwced or 87
Units
TOTAI= 43 Units 162 Units 218 Units 56 Units
Special Needs* (20%)32 Units (10%)22 Units (10%])6 Units

(%of total units to
be produced
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Source: Largely based on Tabld ldind rationale for a greater focus on rental housing based on the
considerations cited in this sectionlncludes seniorst*Includes couples who are seniors.

LG akKz2dzZ R 0SS vy shouShB agénkiésihavei eatSredaniolan ISt€agency Agreement that

provides more guidance to localities concerning housing opportunities foriésmiith children and are

requiring that at least 10% of the units in affordable production developments that are funded, assisted

or approved by a state housing agency have three or more bedrooms with some exceptions (e.g., age
restricted housing, assiske f A GA Yy 3T adzLILR2 NI A GBS K2dzAAy3d FT2NJ AYRA DA

The NHAprovided the followingletailed breakdown ofheir target goalsfor providingdeeply affordable rental
units over the next 10 years.
w M 1M senior units
M- 25ndisabled units
H- 30family
20 family
10 family
Total = 195 units

w
w
w
w

In conclusion, there is a need to provide support to all these types of households alomigl@ range of
incomes. Everyone should have a right to safe and affordable housing which is so fundamental to
stabilizing both individuals and families who may be living in substandard conditions and/or spending
far too much for their housing. The wholeommunity benefits when all residents have a decent and
affordable place to call home.
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V.

HOUSING STRATEGIES

As noted earlier, the Needham Planning Board appointed a Housing Plan Working Group to coordinate
the preparation of this Housing Plan, including representatives from various boards and committees and
the community at large. The Working Group met largety eomonthly basis since October 2021. In
addition to these monthly meetings, the Working Group sponsored a number of important community
outreach activities to attract a wide range of voices and ideas from Needham residents and leadership.
Fundamental to hese activities were the premises of better informing the public on basic housing
requirements and conditions as well as ensuring a robust inquiry into community perspectives on the
¢26y Qa Tdzi dzNB mEs? idrgokayith on Ithe $ribmy Hbusing sategies that should be
included in this Housing Plan. These outreach activities included:

1 Dedicated Webpages

The Housing Plan Working Group maintained a special website dedicated to the preparation of
the Housing Plan atwww.needhamma.gov/housingplan2021The Working Group also
encouraged written comments from the communttyoughout the planning process

Public Education and Listening Session

This meeting was held virtually on January 27, 2022 to offer an early opportunity for community
leaders and residents to provide the&ilewpointson housing concerns, needs, and strategies for
the Working Group to consider as part of its preparation ofttoeising Plan. A summary of basic
housingrelated information was also presented.

Community Housing Workshop

On March 24 2022 the Working Group held another communityde meeting, also held
virtually, to once again present basic information on hogsissues and then facilitate small
breakout group discussions. Facilitated by Working Group members, these discussions involved
obtaining feedback on a range of specific questions such as what affordable housing meant to
each participant, aspirational gaahat the Town should pursue, challenges to producing housing,
best locations for new housing, and priority actions for addressing housing needs.

All attendees reconvened after the breakout group discussions when each group presented their
top six prioity actions. In followup to this meeting, attendees received a poll that listed all the
top recommended priority actions and were asked to identify their top six prefererities.poll

was sent to 73 people with 32 respondentBhe top six actions thavere selected as a result of

this polling included:

1. Participate in the MBTA Communities Initiative to promoterigynt, multi-family housing
development in proximity to transit and change zoning as needed to partici(@eo)

2. Support the Needham Housinguthority (NHA) plans to renovate and expand their
housing units(59%)

3. Review and change zoning to allow for different types of housing in different parts of town
(from modest singldamily homes to multfamily developments). (41%)

4. Broaden Accessory Dvial Unit (ADU) zoning to allow occupatheyondthose who are
caregivers or related to the owng({38%)
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5. Inventory Towrowned land and identify parcels that could be used to build more housing
(including those that might need regulatory/zoning changes tikenhousing possible)
and identify owners who would be interested in developing them. (31%)

6. Incentivize the development of highelensity, multifamily housing. (31%)

1 Community Housing Survey
The Working Group also issued a Community Housing Sunwaytam further input from the
broad Needham community on housing issues, priority housing needs, goals, and actions in
particular, especiallyrém those who were less able or interested in attending meetings. The
intent was to still be opemnded in the mquiry as opposed to narrowing in on what some might
view as preconceived Town priorities. The results can be accessed through this
link: https://www.surveymonkey.convesults/SMe8YNblgnvGJINxjKb1dSt 2BA 3D_3D/

In addition to this community outreach, the housing strategies that are included in this Housing Plan were
informed by the followingther importantconsideratiors:

1 PreviouHousing Plan
The Working Groupecognized that the previous Housing Rlarepared in 200/was out of step
with the sigrificant demographic shifts and changing housing market conditions that occimrred
the 15 or so years since Nevertheless, it was useful to refer to the actions there
recommended in the2007 Plan, identifyinghot onlythe progress that has been madeit also
those actions that are still relevant for consideration in this planning process.

9 PreviousProgress
The NeedhamPlanning and Community Development Depanmm@repared a reporton the
progress that had been made through housing producgéforts and zoning changes to address
housing needs. This report enabled the Working Group to gain an histondatstanding of
existing zoning and whatrior initiatives had been mosffective in addressing housing needs
and boosting the Subsidized Housing Inventory (SB&eAppendix 2HOUSING AND ZONING
ANALYSIfer this report.

9 Guiding Principke
During its May meeting, the Working Groeptablishel a set of siguiding principlesas core
@t dzSa Ay RNAOGAY3I (KS. Thesepfitziplea® tzteda Sectisndzoi y 3 | =
this Housing Plaand serve as an aspirational context to further inform the housing strategies
that are included in this Housing Plan.

1 Regulatoy Requiremerst
Regulations and other governmental requirememtie also important considerations in the
actions that are proposed as part of this Housing Plan. Foremost among these requirénents
the existingZoning Bylaw, particularlybylawsrelated to promoting affordable housing or smart
IAINRPGUOK RS@OSEt2LIVSYyuT GKS [ 20! f LYAGAFGAGS t NR3
Prograng; and the MBTA Communities Guidelines which will require significant zoning changes
related to byright, multi-family and mixeelise development for the Town to be in compliance
with the new initiative.
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1 Housing Needs Assessment

This Housing Plan includes a comprehensive and detailed analysis of updated demographic,

economic, and housing characteristics ameinds, including housing market conditions and
affordabilitycalculatiors. Through thianalyss and other compelling considerations, the Housing

Needs Assessment identified priority housing needs to be addressed in the package of actions

proposed in tlis Housing Plan. These priority needs are detailed in Section III.C.7.

1 Subgroups

5dzZNAyYy3d GKS 22N]Ay3 DNRdJzZLIQa
great deal of talent among its members and some had expressed an interest in being more

involved in preparing the Housing Plan. Consequently, it was recommended that interested
members break into Subgroups to focus on particular catieg of housing strategies. Subgroups

related to Zoning, Housing Development and Preservation, and Capacity Building were

subsequently organized The Subgroups have met and produced reports that recommended
specific actions for inclusion in the HouskPign.

The housing strategies that are included in this Housing Plan are summarized in a spreadsheet, referred

to as the Implementation Roadmap in Appen@ixThe strategies are categorized accordin@tdogroup

topic and then by timeframe, whether inémearterm (1-2 yearsl-4 years?® medium term (35 years

5-9 years?} or longerterm (more than 5 yearslO+ Years? There is also a category of actions that will
likely require further study. The Roadmap also includes the lead entity responsitteplenientation,
partners and advocates for the action, whether Town Meeting approval is required, level of complexity,
and identified resources or approvals that will be required.

A. ZONING STRATEGIES

Housing production is contingent not gnbn actual development projects but on the planning and

The State Economic Developme
Bill andHousing Choice legislatio
enacted in 2021 changed zonirn
approval requirements for
housingrelated amendments from
a supermajority to a simplg
majority, making the passage q
such new zoning somewhat les
daunting.

regulatory tools that enable localities to make well informed
decisions to strategically invest limited public and private
resources. To most effectively and efficiently execute the
strategies inclded in this Plan, greater flexibility will be
YSSRSR Ay GKS ¢ Zdmpldadce with rgdenf 3
state Guidelines for communities to rezone fortght, multk
family housing near transit is also a significant component of

this Housing Plan.

The Town has nevertheless made significant progress in
reforming local zoning through the passage of a number of
bylaws or regulatory policiegcluding permitting requiring

the inclusion of affordable housing in some areas and allowing

the creation of Acessory Dwelling Units (ADUej example. These reforms are detaileddippendix 2

It is also important to note that this Housing Plan stresses the need to develop a more holistic or
comprehensive orientation towards zoning to avoid having to be reaeton a projectby-project basis.
Zoning strategies are meant to help the Town be margentional in its permitting, looking at more
Townwide opportunities for directing future development.

16 Must be approvedby December 31, 2024 for compliance with MBTA Communities Gedel
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1. Comply with MBTA Communities Guidelines

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitydigh

Background Chapter 358 of the Acts of 2020 amended Massachusetts General Laws Chap{#re40

G %22 y A y) B addCBédtion 3Anandatinga certain level ofmulti-family housingzoningin each
community within or adjacent to theMassachusetts Bay Transportation Authority (MB3&tyice area

(an MBTAcommunity). The State, through the Department of Housing and Community Development
(DHCD) issued Draft Guidelines on December 15, 262determine if an MBTA community is in
compliancewith Section 3Ato determine if an MBTA community is in compliarneigh Section 3Aand
comments were due by March 31, 2022. The Needham Select Board submitted a number of questions
and comments regarding the Draft Guides with some of the recommendations being integrated into

the final requirements.

I LINR y OA L¥Euieliregis thalt MBBAZAMmMunities benefit from having transit stations and should

provide the opportunity for multfamily housing developmentarguR G KSasS FaaSdiad ¢KS
OF LI OAieé¢ A& I+ LISNOSyidlr3asS 2F GKS G20t SEAadAy3d K,
MBTA communitySection 3A identifies Needham as a commuter rail community with the requirements

- 7

thatthedisthA OG 640 YAYAYdzy dzyAd OF LI OAGE 0SS +d tSEHad wmp:

The final MBTAommunitiesGuidelinegSection 3AGuidelines)vere releasedn Augustl0,2022. The
purpose of Section 3A is to encourage the production of rfiattiily housing by requiring MBTA
communities’ to adopt zoning districts where multamily housing isllowed as of right, and #n meet
other requirements set forth in the stata. These Guidies require that an MBTA community have at
least one zoning district of reasonable size and also includes:

1 Amend existing zoning within %2 mile of MBTA transit stations to accommodate-famulty
housing at an average minimum density of 15 units pee,aghich must be allowely-right, not
by special permit, though site plan review may be required

1 Zoning target areas are to lzaninimum of50 acres with at least one site of 2éntiguousacres
within %2 mile of a transit statianNeedham will have tadentify andrezone approximately 120
acres!®however, to comply with Guidelines given the need to have an average minimum density
of 15 units peracre, including the requirement that 90% of the acbeswithin 2 mile of transit
Analyses that were conducted as pait this planning process iinchte that such rezoning is
strategically possible.

1 Zoning districts may allow mixade buildings that includeoth commercialaindresidential uses
provided that the allowed density for housing unitsatdeast15 units per ae and the housing

" There are 175 identified MBTA communities including Needham.
B8Bh SSRKI YQa SEA a-fi dogirgeorhplids Willh $SGuidelireSEE | ONB&a 6AGKAY o YAE S
commuter rail stations are already zonedlAand ?xx acres beyond % mile of these stats are so zoed.
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1
1

units are allallowedby-right and standalone multifamily housing is also allowdxy-right in the

district.

Zoning cannot include age restrictioasd affordable housing mandateshile initiallylimited to

10% unless such requirements were pafrexistingdistrict zoningthat predates January 2021

have recently beeshanged to enable communities tequire higher affordability levelbut not

more than 20% providedthe communiy candemonstrateto DHCD that a reasonable variety of
multi-family housing types can be fehly developed at the igher percentageThe changes also
givecommunitiesthe option of requiing apercentage 6¢ ¢ 2 NJ Ho@sN@® Sdzy A 1 & 2 OO dzLJA ¢
housetolds with income®f more than 80% AMI

Zoning districts cannot restrithe size of the units, number of bedrooms, size of the bedrooms,

or the number of occupants.

As noted above,d@ f Sl aid om: 2F bSSRKIYQa T 2yAy3 RA&GNA
transit based onthe its total developable area nedransit stations This translates into

Needh Y Qa -fafrdlst zoinkng districtncludingat least 45 acres and the ability bwild 1,606

units within %2 mile of a commuter rail statipiput 108 acresvould be requiredat a density of 15

units/acre

These Guidelines represent a significant departure fideedhanf2 durrent permitting of multifamily
and mixedusehousingwhichrelieslargelyon the special permit process.

The3A Guidelines allow aiBTA community to obtain "interim compliance" before it adopts a compliant
zoning district by submitting an Action Plan that establishes an achievable path to zoning adoption. The
Action Plamprocessprovides guidance to MBTA communities and establishes commigricagtween

DHCD and MBTA communities that are developing strategies for compéadcis due by January 31,
2023 DHCD staff wilhen be available tgrovide technical assistance and respond to inquiries about
whether a proposed district complies, pritar submitting a zoning articlee Town Meetinglikely in May

2024) Inquiries must be submitteth DHCDat least 90 days prior to any vot&leedham must adopt the
zoning no later than Decemb@&d., 2024 to be in final compliance with Section 3A.

An MBTA community that fails to comply wiBection 3A will nobe eligible for funds frona number of
sources includinghe & (i I Hdbi<hg Choice Initiativghe Town has been designated a Housing Choice
community and is therefore eligible for certain types of funding and technical assistahe&pcal Capital
Projects Fundand the MassWorks infrastructure program The final3A Guidelines referencdhat
determinations of compliance may also inform other stiteding decisiongegarding discretionary grant
programs.

Recommendations: Many of the preliminary recommendations for complying with the MBTA
Communities Guidelines involve adopting existing Apartmehtddmensional limits in more areas. The
major dimensional requirementsf Apartment Al zonesnclude:

=A =4 =4 =9

1

Minimum lot area of 20,000 square feet

Minimum frontage of 120 feet

Maximum dwelling units per acre of 18 units

Maximum floor area ratio (FAR) of QrBeaning on a 20,000 square foot lot theaximum square
footage that can be built is 10,000 square feet

Minimum setback (front/side/rear) of 20/20/20 feet
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1 Maximum height of 3 stories or 40 feet

Recommendations are focused largely in the areas along the Highland Avenue to Chestnab8icket
that are not only near transit butalso where higher density development already exists. The
recommendations involvehanging zoing to Al provisionsn business areas that already allomulti-
familyhousing as well astroducing this use ithose that do not currentlypermit multi-family residential
uses. Moreover, the recommendations provide guidance for the Town to corsides zoning changes
in areas that are unlikelpualifyl & LJ- NIi 2 T pliakc8 withti2e 8AGRidelin@s2 briprescribe
opportunitiesfor promoting more appropriate zoning to better direct growth and redevelopment.

Recommendations faspecificzoning bylaw changes to be considered are listed beldany of these
proposed changes are related the requirements for the new MBTA / MA Gd.40A, s3A Guidelines
and further study will be required toonfirmthat the final dimensionalimits controlling district density
will be able to deliver thgrossdensity(units/acre) requiredby 3A Guidelines(Please see the annotated
zoning maps iAppendix 7 for further review of proposed zoning changes)

Needham HeightPistrict (Group 1)

ImplementApartment A1 zoning iNSRBGRor Industrial Districtsor in locations of noftonforming
existingmulti-family (MF) or other nonsinglefamily (SFuses. Us@partment Al dimensional limits.

Apartment A1 ¢ rezone parcels within % mile of Needham Heights station, now zoned SRB:

la. From Hamilton Highlands (ApartmentlA along Highland Avenue south to Hunnewell
Street;

1b. Avery Park Condominium and furthgguth along Highland Avenue to Hunnewell Street
and including the Methodist Church at Hunnewell and Highland

1c. Extend existig A@rtment A-1 zoning across Hillside Avenaedalongthe northerly side
of Rosemary Street adjacent to the Industrial District and up to the MBTAafghay
(see itemlg below)

Apartment A1 ¢ rezone parcels within ¥2 mile of Needham Heights statioow zoned GR:

1d. Convert Hillside School and theareportions of 5 lots of the Industrial district on Crescent
Road that abuthe Hillside Schopl

le. ConvertBrookline Rug parcel to ApartmentlA but the current use remains as a nRon
conforming use. It has connection to both Hunnewell @nescent Road archnbe part
of a consolidatedVFdistrict with therest of new Apartment A and the Industrial District
that is to be rezoned to allow MF fight as a usésee item 1f. below);

Amend currentindustrial Districts within 1/2 mile of Needham Heights transit station to allow MF as
an additional allowed use with ApartmentlAdimensional limits

1f. Add Multifamily housingat A1 dimensionsto the uses allowed by right in thedustrial
Districtalong Crecent Road;
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1g. Add Multifamily housingat A1 dimensionsto the uses allowed by right in thedustrial
District between Hillside Avenue and the MBTA rigiitway and between West and
Rosemary Streets;

Amendcurrent Hillside Avenue Busined3istrictwithin 1/2 mile of transitto allow MF byright and
use Apartment Al dimensional limits Allow mixeduse option by Special Permit if not allowed by
right.
1h. Hillside Avenue Businesm both sides of the Hunnewell intersection south to the south
side d West Street

Amend currentAvery Square Busined3istrict within 1/2 mile of transit Adjust / increase current
height and story limits where noted. Changes to limits are to be appropriate to their immediate
context within their district.

1i. Avery Square Businegsh Y ONB I aS KSA3IKG T NEeYWFalpwed iy2 oy Q
special permit;

ExpandGeneral Residencever SRBarea along the Highlandvenuecorridor to allow 2family and
SF conversions tofamily.

1j. Highland Agnue from Rosemary Street to Avery SquBtssinesdistrict.

Needham Center Distridgroup 2)

Amendand extendcurrent BusinesDistrict within 1/2 mile of transit to allow MF byght and use
Apartment Al dimensional limits. Allow mixedse option bySpecial Permit

2a. ExtendBusiness Distriatorth to Rosemary Stredb includeportion of Sudbury Farms
parcelzoned SRB

2h. Business District along Highland Avenue from May Street northeRgp$emary Street to
include all ofSudbury Farmparcel

ImplementApartment A1 zoning inSRBGRor Industrial Districtsor in locations of nortonforming
existingmulti-family (MF) or other nonsinglefamily (SFuses. Usépartment Al dimensional limits

Apartment A-1 ¢ rezone parcels within %2 mile of Needham Center station, now zoned SRB:

2c. St. Joseph School strip along May Street;

2d. Stephen Palmer former school leased by Tdarmulti-family housing;

2f. L al! &AGS 2y DNBIG tflFAYy | @SydzsS ySEG (G2 DNE
20. 888 Great Plain Avenutofmer nursery/garden centér

2h. Baptist and Christian Science Church parcels on Great Plain Avenue, near corner of
Warren Street;
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Apartment A1 ¢ rezone parcels within %2 mile of Needham Center station, now zof&Hl

2e. Lots on Pickering Pladegether witha portion of St. Joseph School parcel

2i. Consolidate a portion of the Denmark Lane housing projectriak&tiie Downtown overlay
district, currently zoned GR, and combine it with the small Industrial district along the
MBTA rightof-way getting rezoned to Apartment-Athat is also part of the Denmark
Lane MF project aregee item 2j. below);

Apartment A1 ¢ rezone parcels within ¥2 mile of Needham Center station, now zohwtlstrial:

2j. Convert the small Industrial district along the MBTA rghtvay to be combined with the
front portion of the parcel being rezoned from GR that is alsd pathe Denmark Lane
housing project area.

Amend curreniCenter Businessaind Overlay District Band Garden Street Overlaistrictwithin 1/2
mile of transit Adjust / increase current height and story limits where noted. Changes to limits are
to be appropriate to their immediate context within their district.

2k. Increase height limits iNleedham CenteDverlay District B for mixedse MFton y Q 3 n
stories with 4th floor setback. No staradlone MF is allowed in the district;

2m.Rezone Garden Street Overlay District by changing stk MF to be allowed by right,
rather than special permit, using the existing dimensidmaits.

Note: No further zoning changes are proposed for the rest of@kater BusinesandOverlay
District A These areas are critical to Needham as our mixdowntown environment
where active ground floors for commercial usesed upper levels for commercial and MF
opportunities to provide activity and support for our downtown as a vibrant 24/7/365
community. Therefore, standlone MF residential is not allowed-bight, but may be allowed
by special permit in some locations.

Needham Junction Distrid¢group 3)

Amend currentChestnut StreeDistrictand Lower Chestnut StreeDistrict within 1/2 mile of transit
to allowstand-aloneMF byright, and mixeduse with MF by special permitdjust/ increasecurrent

height and story limitavhere noted Changes to limits arto be appropriateto their immediate

context within their district.

3a Chestnut Street Business ahdwer Chestnut Stregdverlay Districchanged to allow
stand-alone and mixedise MF byright to 3story/ o T Q RA Y Sy a &2 INE kKA ¥k (©
limits allowed byspecial permit

3b. Extend Chestnut Street Businessd Lower Chestnut Street Overlaisticts to include
Skilled Nursingracility SN property on Lincoln Street;

ImplementApartment A1 zoning inSRBGRor Industrial Districtsor in locations of nortonforming
existingmulti-family (MF) or other nonsinglefamily (SFuses. Us@partment Al dimensional limits.
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Apartment A-1 ¢ rezone parcels within %2 mile of Needham Junction station, now zoned
Chestnut Street Businestower ChestnuOverlay Districtand SRB

3c¢. Rezone the Hartney Greymont s{t@ow partly Chestnut Street Business/Lower Chestnut
Street Overlay District and partly SRiBpe A@mrtment A¢1 to allow MRwithout allowing
mixeduse.

Other Zoning changes napecific to Transit StatioDistricts noted above

Rezone designated residéal areas currently zoned SRA 8RB These specific SRA areas are
adjacent to SRB and currently haparcel sizes that are closer to SRB 10,000 SF lots. This would allow
for the use of dimensional controls for setbacks and coverages that are morepaigpeofor these
smaller lots

4a. East side of Hunting Road both sides of Kendrick Street downG@heneyStreet
4b. East side of Greendale Avenaeross from Meadow Road aiégnney Street;

4c. Brookside Road ned¥ellesley town line;
4d. Clarke Road Rolling Lané Forest Streeneighborhood.

Amendtwo Neighborhood BusinesBistricts¢ these districtaarewithin 1/2 mile of transit, including
59 bus routeand are proposedabe amended tallow MF byright usingApartment Al dimensional
limits. Allow mixeduse option by Special Permit if notesentlyallowed byright.

5a. Neighborhood Business District along Reservoir and Central area along 128;

5b. Neighborhood Busined3istrict along Great Plain near the Hersey MBTA station

Temples, churches and in general, houses of worshifhese propertiesare located throughout
Needham, often on prominermarcels at major intersectionsAlthough most are vibrant and thriving
communities, these sites may, someday in the future, teimagined often as MF housing
opportunities. With this proactive outlook, we are considering whether the tetvouldproposeto
rezone these parcels apartment Al, with those dimensionallimits, or if they shouldremain as
currently zonel in SRB or GR. Another approach for redevelopnoentd bethrough the Local
Initiative Program(LIDZ 2 NJ & T NjvdsesR Ba@mplingiokiges are listed below:

6a. Congregational Church on Great Plairenue and Linden Street;
6b. Christ Episcopal Church at Rosemary Street and Highland Avenue;
6c. Temple Beth Shalom at Webster Street and Highland Avenue;

6d. Presbyterian Church at Central and Great Plain Avenues

Rezone Needham Housing Authority propertieseveral NHAoroperties are in the early planning
and design phases of a renovation and redevelopment campaidiinal recommendations for
appropriate zoning changes for dimensional and density lwiltde aldressed when the design and
planning goals are more defined. The Lin@drambers and High Rock Homes developments are
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within a 2 mile of the Needham Junction transit station, and density of at least 15 units / acre is
assumed, though the projects mayJage limits for occupancy, the zoning need not impose such
limits. Seabeds Way and Captain Robert Cook Drive developments are beyaitelftém transit
stations but could still be counteab part of the 10%f the area of multifamily districts that ca be
beyond the % limit.

Rezone East Militia Heights propertythis propertycurrently in negotiation to be sold by the U.S.
Army to Charles River Centgperhaps in partnership or lease arrangement with the Needham
Housing Authority; As with NHA pperties, it is not clear at this time what dimensional and density
provisions will work for Militia Heights redevelopment.

2. Adopt Townwide Inclusionary Zoning

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitiledium

BackgroundWhile Needham has made strides in passing zoning that mandatéxtheion of affordable
housing in more ared$,tK S ¢ 2Zanjh@ Bylaw does not currently inclutwvn-wide inclusionary
zoning provisions. This mechanism has been adopted by more thathmdeof the communities in the

state toensurethat any new development project over a certain size includes asee in numbers of
affordable units or funding from theeeloper to support the creation of affordable housing. Most of the
bylaws include mandated percentages of units that must be affordable, typically 10% to 20% and density
bonused’. Many also allowthe development of affordable units offite under extraadinary
circumstancesind/or cash in lieu of actual units.

Recommendationsthis Housing Plan recommends tlzaning be extended to requiriraf least 12% of
housing units be affordable for householgh incomesat or below 80% of Area Median Incor(@Ml)
for all projects with six or more unitsiievery district where mukiamily or mixeduse housing is allowed
The MBTA Communities Guidelineader MA law c.40A, sec 3ditially limited multi-family districtsto a
10% afforability level forhouseholdsarningat or below80% AMI, unless a designated ared hleady
establisheda higher inclusionary requiremen{not above 20%}hat predatesJanuary 2021Recent
changes novenable communities toaquire higher affordability level®ut not morethan 20%provided
the communiy candemonstrateto DHCD that a reasonable variety of mdimily housing types can be
feagbly developed at the igher percentageThis would novallow Needham to adopt a 2%
affordability requirement across all districts.

This12%2%affordability rule should also be applied t®ew singlefamily subdivisions. Fdryoth multi-
family devebpments andsubdivisionf fewer thansixunits, a monetary contributioifreferred to as a

19 Affordable units are mandated 40% of the total number of units ievelopments of six or more units that are

built inthe Central Business DistrittowerChestnutand GarderStreetareas and Elder Services District as well as

at 12/ in the Neighborhood Business Distid@8 MixedUse Overlay District, and Highland Avenue/Route 128
districts Given rising housing values, the Planning Board determinddstiraemodest incease from 10% to 12.5%

was warranted.

20 Density bonuses allow increased densities beyond what is allowed under the subdivision requirements in the
Zoning Bylaw.
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& O I-2adiii ¢ toth8 ISe@dham Affordable Housing Trust Fund should be required proportionate to the
cost of providing an affordable urds adjusted fothe total number of units in the development

It is essential that the formula for calculating the cash fee provide sufficient proceeds to fully subsidize
the required number of affordable units despite changes in market conditions and to ensure that the
funding will be dedicated to supporting affordable housing. The-ocasliee should be tied in some way

to the value of the affordable unit. From a theoretisgndpoint that value is commonly considered to
0S GKS RATFTTFSNBY OS -ratediice shétife affordaaié pné.THis méandithabtlie value of
the cashout fee relates to the losses the developer would suffer by building affordable units.ggtron
fees typically match the value of the affordable unit not built, allowting fee to subsidize the same
number of units in a separate project.

A simple formula would be the difference between the market sales price and the affordable one with the
FFF2NRFOAEAGE o0lFaSR 2y (GKS adliSQa F2N¥dzZ | F2N OF
Program (LIP). The per unit fee would betipliéd by the number of affordable units required under the
permitting.

Another consideratiothat was adopted as part of the changes to the Neighborhood Business District/128
zoning,is adopting the casbut fee calculation in which the cash paymenedpial to the most current

Total Development Costs (TDC) as articulated in the MA Department of Housing and Community
5SSt 2LIYSyiQa vdzZa t ATASR ! £ 20l (-lkednfe HousihgyTaxdCvedlitt 0 F 2 N
These costs are divided by whetheethnits are part of a production or preservation project, are outside

or within the Metro Boston area and by the type of housing to be built.

It is also useful to provide sufficient incentives to developers to make sure that the incorporation of
affordable units will be financially feasibleConsequently, imaybe prudentto add incentives, such as
density bonusesyhen the inclusionary zoning requiregre than 10%f units to be affordabléo ensure

that the zoning works economically.

3. Broaden Requirements for Accessory Dwelling Units (ADUS)

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitjledium

Background The 2019 Specidlown Meeting approved the bylaw to permit the creation of accessory

dwelling units (ADUSs) by Special Permit of the Board of Appeals. The bylaw limits the unitsfasiigle

K2YSa 0GKFd NS 200dz2LIASR ao& GKS h gblsadJadofibnok £ & Y S)
marriage (spouse, parent, sibling, child, or a spouse of such persons); and Caregivers of Family members
who look after an elderly, chronically ill or disabled Owner who needs assistance with activities of daily

living or a Family membe&fr K2 Yy SSRa &4dzOK FaaAradlyOoSs adzme¥0od a2
¢tKS oeflg Fftaz2 RSTAYSR {K-family 8etachedxdwedlingyhatlislalseddndl Sy G A
seltcontained dwelling unit and a complete, separate housekeeping unit containing provisions for living,
sleeping, cooking and eating. The ADU messuibordinate in size to the principal dwelling unit on a lot,

21 Section 3.15 of the Needham ZoninglBy.
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and constructed to maintain the appearance and essential character of thedingly A f @ ReASt f Ay 3d

total of /eight ADUswvere permitted as ofAugust2022.

While the bylaw limited occupancy to family members or caregivesjlitpromotes greater housing
diversity in the community by allowing small apartments in existing dwellings, iagahitended family
members to live together, and also proirid opportunities for livein support for people with disabilities

Major provisionf the current bylaw include the following:

1 Available by Special Permit from the Board of Appeals, good for 3 years, renewable by Special
Permit. If there is a new owner of the m®, they have to go through the Special Permitting
process to keep the ADU.

1 At least one of the units (the primary residence or the Abulst be owneroccupied and
occupancy of the second residenousto S f AYAGSR G2 | YSYOSNI 27
caSIAPBSNI FyR adzOK OF NBIAOBSNDa Fl YAf @

1 No more than five persons who are not famityembersof the owner can live in the primary
residence and the ADU combined.

1 There can be no more than one ADU on a &mtd it must be located within the singfamily
detached dwelling andhot in a separate building.

1 To the extent possible, exterior entrances and access ways shall not detract from thefainigye
appearance of the dwelling. No stairs for access to upper floors of the ADU shall be on the outside.
There musbe an interior doorway between each living unit for safety purposes in an emergency.

1 The size of the ADU is limited to 850 sq.dhd it can have no more than one bedroom.

9 Off-street parking must be provided with at least one parking space per dwaliihg

It is important to emphasize thaADUsprovide a number ofimportant benefitsto the community
diversifying the housing stock amtdlowing Needham to be part of a regional effort to contribute to the
urgent need for additional smaller, momdfordable housing unit productionAs documented in this
Housing PlanNeedhanf) Bousing is increasingly less affordal@hout a sufficientrange of housing
choices that offer smaller unit sizes with more affordable rental costs for employees, nelgnessor
families, or for existing, mostly senior, residents.

LF¥ b SSRKI-M®Dweretoheé areaded, it could address more local needs

9 ADUscould provide additional, affordable studio and ofedroom rentals, byexpanding the
housing opportunities for
0 Seniors and other residents to remain in their homes
0 Young adults who wantd stay in or return to Needham
0 BEmployees of Needham businesses
o Potential newcomers to the Needham community
1 ADUs ouldallow homeowners to stay in their homes by providing needed rental income to assist
with housing costs including taxes, utilities asttler housing expenses.
1 Homeowners of small homes that cannot easily be enlargedddenefit from ADU income by
converting a smaller building on their lot, such as a detached garage, into an ADU.
1 ADUscouldprovide additional housing while maintaining existgigglefamily neighborhoods.

2 bid.
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1 ADUs are encouraged by the Massachusetts Executive of Energy and Environmental Affairs and
advocatedor bythe NeedhamCouncil on Aging, Board of Health and Department of Public Health
and Human Services.

1 Owners will be responsible landlords because they must reside in the property and always provide
emergency egress freely through the main unit from the ADU.

9 ADUs can provide important services for the owner such as snow removal or errands for seniors
or babysitting for families for example.

It is important to note thatADUs are not

1 ADUs in Needham amot to be used for shorterm rentals (i.e., Abnbs) becauserentals must
be for at least 6 months.

1 ADUs wilinot be built in large numbers throughout the towsecausethe data from our Town
and others in Massachusetts shows small numbers of ADUs even when regulations are less
restrictive.

1 ADUs willnot change the look of our singfamily neighborhoodshecausethe appearance
maintains that of a singlamily dwelling.

1 ADUs willnot be unattractivebecausethey will have to comply with specific building design
guidelines that have them in keeping with the architectural design character of the main building,
whichwill6 S NB@ASSESR o6& (KS ¢26yQa 5Sarady wSOASs

T 6!'ye T2yAy3a I YSYRYSyil 62dfR I RRNBaa (KS NRf
ADU submissions for compliance with building agp&ce requirements and report to the
Building Commissioner on design guideline compliance as-agmdition to the issuance of a
building permit for a byright ADU or report to the Zoning Board of Appeal as acoredition to
the issuance of an ADU spaigbermit).

ADUs are allowed in many Massachusetts communittes. example, bthe 100 cities and towns in the
Metropolitan Area Planning Council (MAPC) region outside the City of Boston, 37 allow a homeowner to
create an accessory apartment and rertbipersons other than family members or caregivésreover,

in the last decade, almost half of the 100 Bostyea municipalities have adopted either a master plan

or housing production plan that recommends allowing ADUs with fewer restrictions. Farpéxa
Belmont and Hudson voted to allow ADUs unrestricted to relatives. Lexington, Newton, Carlisle, and other
municipalities voted to allow ADUs in detached structures. Burlington, Bedford, and Acton, among other
towns, allow ADU&y-right. Mostrecently, WellesleQ & ¢ 2 ¢ y vote8 $ adopf d@n ADU blaw
without anyresidency restrictions, allawg both attached and detached ADUs-bight with a minimum

unit size of 90Gquare feet

Homeowners who want to add an ADU to their home under theeru by-law must obtain a special
permit, which involves unnecessary time for both the applicant and the Zoning Board of Appeals. Review
of proposed building plans for attached ADUs by the Building Commissioner should suffice to ensure
compliance withthe bylawandastog KSGKSNJ G KS 5! A& aO2yaidNHzGSR
geneml character of the singleamily dwelling with review by the Design Review Board

RecommendationsFhis Housing Plan recommends amendimg ADU bylaw to allow for unrestricted
lessee residency requirements (owner must occupy the property and allow as rental property 6vith
month minimum lease), using a Jight process. In additiorthe Housing Plan recommendallowing
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standalone (detackd) ADUdor existing accessory buildinglsrough the special permit procesand
current design and building codegulatiors.

This Housing Plarecommends the following zoning changes to better encourage the creation of ADUs:

1 Allow atached ADUs byight rather than by special permit, eliminating delay and perhaps legal

costs for the homeowner, while still requiring that building and design guidelines be ABtls

must meet all zoning dimensional requirements for a sifigtaily home.

Eliminate theresidency restriction (i.e., the unit can be rented to anyone)

Allow ADUsn detached dwellings on the property if the detached structure to be renovateti

converted already exists. Such detached ADUs would be kypdoéalpermit process.

1 ADU rentalsnust be leased for at least 6 months, so that ADUs will be used for rental housing
rather than shoriterm accommodations.

9 This Housing Plan also suggests that there be some consideration for allowing the new
construction of ADUs in detached structuregtlie Single Residence A districts under a special
permit process and certain conditions, including approval by the Design Review Committee.

= =4

Jecifically, his Housing Plan recommends that the Zoning Bylaw be amended to incorporate the
following new ADU definition:

An accessorglwelling unit (ADU) is an apartment on a singlamily-zoned lot that is a
second, selcontained, complete, separate housekeeping unit containing provisions for
living, including 1 bedroom, cooking and eatingADUs come in three different forms:
Existirg portions of a home can be converted into a separate apartment; an outward
addition could create a new unit within an existing home, or a detached living space,
such as a garage or carriage house, can be renovated to create a new unit if the
detached stricture already exists (a detached ADU would require a special permit
approval process).

4. Promote Greagr Energy Efficiencies in Housing

Lead EntityPlanning Board
Timeframe NearTerm
Requires Town Meeting Approviks
Level of Complexitydigh

Background:TheSelect Board recently appointedGliimate ActiorPlan Committed CAPLto guide the

Town in developing a plan that meets or exceeds{tné I 4 SQa Of AYI 4SS YAGANRRI GAZ2Y |
Committee will make recommendations to the Select Baasdart ofa Climate Action Plan (CAP), and

may be asked to continue to serve as an advisory committee to oversee the implementation oRthe CA

The Committee iseeking $55,000 to hire a consultant to prepare thenpand has establiskievorking
groups tofocus on various eleents of the plan. The Committee has also referenced tidetropolitan
Area Planning Council (MAPC) Climate Action Plan (@) that identifies major actions angrovides

a starting point for the working groups. It was
suggested that each working group put together a similar chart andtpe top three priority actions
that are achievable and will achieve the greatest reduction in Greenhouse Gas (GHG)
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Recommendationg:heQimate Action Plan should include actions that miga¢e zoning and permitting
requirements to incentivize energgfficient and enviromentally-sustainable housing developmeri
zoningworking group has been ediishedto explore such actionsOne action undeearly discussiois
as of right zoning for solar installatians

Similarly, thezoning waking goup might explore potentialregulatory changes requing affordable
housing tobe built ata zero, or nearly net zero, energy standarttler certain conditions While such
requirements will significantly add to construction costs, they aldb substantially reduce operating
costs, an important consideration honly with respect to the climate change issue but to keeping housing
Y2NB | FF2NRIo6f S 2 @&&amlsland Mobising TrusthaklisécbeSsiully integfated these
energyefficient measures into their housing developments and have good modetefsideration

5. Consider Optiongor Promoting Development in Appropriate Locations

Lead EntityPlanning Board
Timeframe MediumTerm
Requires Town Meeting ApprovEks(Simple Majority)
Level of Complexitydigh

Background This Housing Plan includes Guiding Principles (Section 11.C) that stress the need for the Town
to implement strategies that wilbbromote a moresocially and economicallyiversecommunitywhich
welcomesresidents of all ages, races, ethnicities, gender identification, sexual orientation, religion,
abilities, and stages of lif@.hese Guiding Principles also emphasiiemeedto further diversify the types

of unitsthat arecreated whileensuiingthat new housing is appropriate to its location and context.

In theframeworkof sound planning ansmart growth principleg®this Housing Plaplaces a high priority

on developments that will involve a more efficient use of land and less dependence on the automobile to
promote more walkable and pedestridriendly neighborhoods. Consequently, the followitypes of
housing development will bereouraged:

1. The redevelopment of existing structutes

2. Infill site developmenthat can address the missing middiencept of housing typedMissing middle
housing might include twoto four-unit properties or smalscale pocket neighborhoods or -co
housing units for examplé

23 gmart growth principles call for more efficient land use, compact development patterns, less dependenee on th
automobile, a range of housing opportunities and choices, and improved jobs/housing balance.

241 4 NBLRNISR o608 (KS [AyO2fy LyadAaddziS 27 [FYyR t2tA08sz o
K2dzaAy3d GeLiSa GKI G NBwhbdsesRiuplekeS apingnk cbuitd, gha othérisiRal fo Bibsize

housing designed at a scale and density compatible with sfigleY A f @ NBAARSY GALFf ySAIKO 2 NI
YARRE S¢ 02y OSLJi 3INBg 2dzi 2F GKS bSg | -poddyidusing intg2 3SY Sy |
residential neighborhoods, from shrinking or subdividing lots to adding accessory dwelling units (ADUS), to
SELI yRAY3I tS83FLt 200dzZLd yOe Ay K2YS&adé Li NBO2WWSYyRaE K2
footprints with a body width, depth, and light no larger than a singliamily homes. These can blend into a
neighborhood as compatible infill, encouraging a mix of socioeconomic households and making more effective use

2F GNrXyaixd IyR aSNIBAOSa d¢
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3. Mixeduse and multifamily developmentnear transportation in business areas or along

commercial corridors

The MBTA Communities Guidelindscussed in strategy IV.A.3 abokielp promote such smart growth
development.They also recommend some zoning changes that are unlikely to be included in the MBTA
Communities rezoning proposasthere are other areas of the community where developmenight

also be promotedo address a wide range of incomes and target populegioot just affordable housing

that meets state requirements for inclusion in the Subsidized Housing Inventory (SHI), but more
moderateincome households whose incosmight be higler than 80% AMI but who are still challenged

to find housing that they can afford in Needhamdditionaly, once development plans are determined,

new zoning o Local Initiative ProgranL[P) permitting will be necessary for the NHA
Realevelopment Initiative and the Charles River Ceftér

t NBaSNDI (A2,

9 | & teights projécti A I |

RecommendationsThis Plan recommends that the Towonesider optionsto incentivizenew housing
development that is in alignment with the Guiding Principles that are a key component of thisuelan

as

LG aK2dzZ R 0S8 y?2
Local Initiative Program (LIP), al
1ly20Y I a 0 KS

t N2INI YéES OF Yy ve

permitting tool for projects that
have at least 25% of the unit
designated for households wit
incomes at or below 80% AMI. Su
projects can still includemore
affordable units includingseveral
income tiersfor those with incomes
at or below 60%, 3% or even 309
AMI given multiple layers o
subsidies such as Low Income
Housing Tax Credits and the HON
Program for example
Homeownership options can includ
higher income tiers such as 100{
110% or even up to 150% AMI wi
the availability of internabubsidies
and perhaps CPA.

1 In areas not designated for rezoning under MBTA
Communities Guidelines but still in general proximity to
transportation adjust dimensional and parking limits and
add densitypbonuseso makethe inclusion of some level of
affordability or other public benefitmore economically

viable.

1 Improve development opportunities for mixagse and
multi-family development along major orridors ¢.g.,
ChestnutStreet HighlandAvenue Great PlaiiAvenug and
incorporate density bonuses for increased affordability.
Consider incentives for consolidating parcels to promote
larger developable sites for mixadge and multi-family

projects

1 Consider options for incentivizing highagensity, smaller
unit, multi-family housing choices as part of zoning reforms
in other districts (not related to MBTA Communities Law
requirements). Besides zoning reliefhé investment of
CPA Affordable Housing Trusgr HOME Program funding

would be examples of additional

incentives for

consideration There are communities thatave issued
Requests for Proposals (RFR®) developers or property
homeowners to aply for CPAr Affordable Housing Trust
funds to create affordable units based on the T&vn
specific priorities® Mandesterby-the-Sea issued aRFP several years ago that welcomed such

25 Fundswere made available through Notice of BEnding Availability (NOFA) on a rolling basis to offer
financial support for qualified proposals from developers, property owners, and individuals for the
creation of affordable homeownership and rental housing. Priority activities include gap fundihg of t
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proposals on a rolling basi¥armoutlQ a  tabléF FobdkIng Trust recently issued an RFP with a
CPAallocation of $520,000 to attractedelopment proposals. It receivadio responsesone
from the nonprofit, Habitat for Humanity of Cap@od to create $ to eght new homes for first
time homebuyers and another from a privateveloper to buildi2 rental unitswith 12 affordable
ones.

5. Consider Optiongo Better Control Teardown Activity

Lead EntityPlanning Board
Timeframe MediumTerm
Requires Town Meeting ApprovEks(Simple Majority)
Level of Complexitydigh

Background The Housing Plan Working Group received ongoing feedback throughout the course of this
planning processegarding resident concerns about the level and effects of teardown actiRiggidents

not only expressed concerns about neighborhood impacts whey leege houses are shderned into

small lots, but alsaboutthe erosion of smaller, more affordable homes that historically could serve the
needs of firsttime homebuyers. Othergoiced their concerns that additional regulatisould constrain
housing values and thuke equity that many owners anticipatieom selling their homeand supporing

their retirement.

Needhan & K 2 dz& hay Histoigally Zatnprisedmostly singé-family homes ofvaryingsizes from

small summer cottages that owners winterizedodest 1950s and960sera Gpe and ranch homeso

larger farmhouses, stately Victorians, and large new modern homesse Magiousoptions, along with
NHAaffordable housing an@hapter40Bdevelopmens, provide housingcross a wide range afdomes
Suchoptionsarecritical tothe Towngoal of having a community with broad so€iconomic diversitand
housing for residents of all ages, races, ethnicities, sexual orientation, religion, abilities, and stages of life.

Limited regulations with respect to the demolition or renovation of historic or older structures combined
with modest zoning restrictiamon the size of new homes has led to the significant loss of many moedestly
sized homes that could be affordable to people with incomes between 85% and l4&%aahedian
income Of the 3 new singldamily homes built between 2010 and 2021, only 25 wad involve
demolition and replacement activity.

This reduction irmodest singléamily homes is impacting the ability of young familiegal workers,
Town employes, minorities, members of the LGBTQ community and seniors to purchase or rent in
Needham. Given that historically minorities and LGBTQ people have had fewer oppastinésablish
wealth, and that many seniors also have limited funds, it is imperative thaldlagn work to maintain
moderatelysized andoriced homes tsupporta more diverse community.

The median sales price for a home in Needham in April 2022 wdsdillion. To purchase that home
would require a 20% down payment of $280,08hich would leave a mortgage of $1,120,000. A

shortfall of private and public sources of financing to make a homeownership or rental development
feasible or buydown assistance in exchange for a commitment to rent or sell one or more dwelling units
to an incomequalified tenant(s) at a reduced rate.
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mortgage for that amount at the current rate of 5.875% for ay@@ar mortgage will require a monthly
payment of $6635 or $79,62@nnually That would require a minimum annual gross income of $238,860
to have the mortgage be equal tine-third of gross income, as most banks require, and assumes the
buyer has a $280,000 down payment. A home sold at even $800,000, while not inexpemsliteyec
afforded by someone with an income of $136,260 or 82%®f140,200 Boston area median income
limit (AMI) for a household of four in 202@160,000 down payment, 3@ear mortgage at 5.875%,
monthly payment of $3,785, annual payment of $45,00l)e loss ohousing at or belowhis price point

is reducing housing opportunities for that middle income tier, which includes teachers, police and
firefighters.

This is not a new issue for Needham as the Town has spons@eidusefforts to review tlisdemolition

and replacement activity. Most recently, thHelanning Board fored a Lage Housing Study Review
Canmittee with representatives of Town boards including PlannBward SelectBoard and Design
ReviewCommitteeas well as industry professionals includimgjlders, architects, realtors, and town
residents. The first formal Committee meeting occurred on May 22, 2014, starting with a review of the
/I 2YYAGGSSQa LlzN1J32&asS yR 321 fa AyOfdzZRAy3Y

1 Review past reports, planand maps prepared by Town committees and officials, state agencies
and consultants including the previous Large House Study Committee in 1999.

1 Seek the input of neighborhood residents, builders, contractors, real estate agents, property
owners and othersas required, including holding citizen information meetings to elicit general
public comments and input.

1 Review and analyze the current Zoningl8y and Planning Board regulations and consider
amendments to each.

1 Analyze the impact of recent planned apdtential new housing constructed in the past 5 years
in the Residence B and General Residence Districts.

1 Review and analyze alternative zoning dimensions, restrictions, or limitations that may address
neighborhood concerns.

1 Prepare recommendations to améd the Zoning Byaw or propose other regulatory strategies
that will protect the characteristics valued by residents in the Single Residence B and General
Residence Districts.

1 Identify key issues and needs, analyze alternative solutions, and make recalatioas to the
Planning Board, both short and lotgym, within the overall purpose of the Large Housing Review
Study Committee.

Committee membershen started to identify the regulatory options they wanted to explore and analyze

teardown activity includng a detailed analysis and mapping of recent teardown activiynother
important O2 YLI2 Yy Sy G 2F GKS /2YYAUGSSQa NBASI Nde Ay D2t ¢
regulating the demolition/replacement issue through a detailed review of zoning thatadgepted in

Wellesley, Newton and Westo®ther meetings involved a review of tree regulations in Newdna

Wellesley as well as théuilding height, retaining wall and setback provisions in Wellesley, Newton and
Brooklinefor example.The Committee detemnined that it was unnecessary for it to focus on tree and
stormwater regulationst the timeasthere were plans to take otihese issues by separate entities in the

future. Research also included site vigited a community survey.

TheCommittee reviewed potential zoning articles for the spring 2015 Town Meeting including new zoning
related to retaining waltlshow height is measuredhalf story and dormersexceptions for froryard
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setback, grading and drainage reviesd minimum sidend rear line setbacks as well as height limits for
accessory structures. Ultimately, the Committee decided to only request approval for a zoning article
revising the definiton of hal®i G 2 NBE | yR | O2YLX SYSyYy (I NE R2N)NSNJ
approved by Town Meeting iMay 2015

With additional analysis, discussion, and community input, a designated Working Group of the Committee
drafted zoning articles for further review, modification and approval by the Commitfteese articles
reflected recommendations as to front, side and rear setback, lot coverlger Area Ratio (FAR) and
building height with the following general directions:

1 Increase and encourage architectural variety by allowing various elements to be built vkighin t
front and side setbacks.

1 Change setbacks to reduce some negative effects of massing.

1 Increase lot coverage to 28%.

1 Add Floor Area Ratio (FAR) calculations to the regulations defined as gross finished habitable area
on the first and second floors witiaadditional 600 square foot allowance for garage space.

1 Change the measurement for establishing maximum building height by providing 2 options from
which the applicant can choose.

1 Require that alterations and extensions of existing structures would berged by the same
regulatory provisions afforded new construction with a couple of exceptions that would require
a special permit.

Town Meeting approved the articlés May 2017.

RecommendationsThis Housing Plan recommends that the Tawnsiderfurther regulatory changeto
discourage the teardown of more modest honsed replacemenby muchlarge new homes thamany
residents considedo not fit into neighborhoodsSuch considerations couldclndefurther amendnents
of the dimensional thresholds fdot coverage FAR, setbacks and height restrictions for new hames

In addition, the Town should revist the zoning requirementsof neighboring towns to ensure that
Needham is not experiencing greater demolition of older homes than surrounding dueato more
relaxed zoning standardZoning should minimize the impact of too large homes being built on small lots
to maintain the tiaracterof neighborhoods as well as &voidincentivizngthe demolition of older homes
simply because developgcanmake huge profits by replacing them with much larger new hame

Additionally, an evaluation of existing regulationgyht be warrantedo ensure that there are no barriers
that inhibit basic improvements to existirfgopmes (i.e., replacing a singlear garage with a twgar
garage). With basic improvements, some of the existing smaller home invemigiht be preserved
rather than demolibed.

Recommended zoning changes should be addressed within an understanding of homeowoens
regarding their ability to maximize the sale price of their hamesuctpropertyis frequently ther largest
asset. However, mitial demolition reviewsif required,canlikelybe completed quickly so that homes that
cannot or should not be saved candenveyed relativelgwiftly. TheTown shouldconsidemworkingwith
localreal estatebrokersand lenderdo find ways to streamlin¢he sales of oldehomes that should be
made available to middigcome residents so that homeowners can maximize the value of their home
just as easily as selling it to a contractor.
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As was thecase with the Large House Review Study Committee noted above, the PlannidgBglat
consider appointing aew Working Group to analyze the impacts of the 2017 zoning changes, review
additional options, angbotentially recommendadditionalzoning changeslhis work might inrporate

the followingrelated suggestionthat were raisedas part of this planning process

1 Tree Removal Bylaw
A group of staff and a couple of members of the Planning Board met in td0a8alyze the
feasibility of adopting a Tree Removal bylaihis work included a review of such bylaws in other
communities, meetings with a tree arborist, atiak prepamtion ofa draft bylaw for review that
gra fFNBSfe AYyTFT2NX¥SR o0& 2StfSatsSeqQa T2yAy3a LN
bylaw, but othercompeting issues put work on the Tree Removal Bglawold It makes sense
for the Working Group mentioned above, and ultimately thelect Boarénd Planning Boardo
review the previous draft bylaw and consider next steps towards refining and adopting it.

1 Demolition Delay Bylaw
Needham currently has a demolition delay bylaw (Section 2.11.5 of the General Bylaws) involving
delays of six month for buildings tht the Historic Commission determines are historically
significant. Demolition delay bylaws represenpraservation tool that hae been adopted in
over 150 cities and towns in Massachusett$® Suchzoningoffers the communitya window of
opportunityto find analternativeto the demolitionof significantouildings. Thedelayistypically
6, 12 or 18 months. Most of the demolition delaybylawsand ordinancesn Massachusettare
based on the age of the building, such as buildings that are older than 50 years or 75
years Conductinga regional survey of demolition restrictioimsother communities that involve
homes over 50 years oldould be a good starting point féB GA aAGAYy 3 bSSRKI YQa L
some consideration for bonger period of delay and additional criteria for considering historic
significance

9 Additional Historic District(s)
Consideration should be given to working withe ¢ 2 ¢ yHRtaérical Commissionto explore
additional opportunities for the establishmentof Historic Districtsto savehomesor manage
renovations to historic homes in towfi Needhamcurrently hasone designated Historic District,
referred to as the Needham Town Hall Historic District, thatudes he area on Great Plain
Avenue between Highland Avenue and Chapel Str@éie district encompasses Needham Town

26 Examples offowns with demolition delays of 12 months included Watertown, Winchester, Wellesley, North
Andover, Scituate, Lexington, Concord, Lincoln, Bedford, Belmont, Andover and Arlington for example. Such bylaws
with 18-month delays included Medfield, Chatham afscton with Milton adopting a 24nonth delay.
27 TheNeedhanHistorical Commission was created to ensure the preservation, protection, and development of the
historical assets that are the visible evidence of the Town of Needham's higoegommission conducts research
to identify places of historic or archeoliocgl value and seeks to coordinate the activities of unofficial bodies
organized for similar purposes. TBemmission communicates with the Select Board about recommendations as to
the whether an asset should be certified as an historical or archeoldgiwdinark. The functions of the Historical
Commission include:

0 Assisting residents in obtaining historical information about the town

0 Reviewing proposed demolition projects in accordance with the demolition dekigvy{2.11.5)

o Working with theTown in the evaluation of the future use of historic buildings
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Hall a Georgian Revival structure builtli902anddesigred by Winslow & Bigelow,sawell aghe
grassy public park in front of it, which was established in 1884.

Local Historic Districts offer one of the best methods of protecting historic buildings and
structures from demolition and inappropriate alterations. In a local historic district, certain
changesto exterior architecturalfeaturesvisible from a public way are reviewed by a locally
appointed Historic District Commission. This includes additions, demolitions and major
alterations. Most of the communitiesin the Metro Westareaof Bostonhavesuchdistricts.

Strategies for Further Study/Future Consideration

This planning process surfacether zoning andregulatoryapproaches for promoting greater housing
affordability and diversy in Needhamincludingthe following whichwere identified agequiring further
study and consideration:

1 Consider allowing twefamily homes byright in singlefamily zones(SRA and SRiRthe context
of considemtions for limiting teardownsand potential other conditionsTwo-family dwellings
KSf LI I RRNBaa (GKS avYAaaAiAyd YARRES¢E AaadzsS 2% | @I
into neighborhoods that fall between the singi@mily home and apartment buildgs. The
owner-occupied two-family housethat includes a rental unjtleserves particular support asdst
an exceptionally affordable form of housimgovidingowners with a stream of rental income that
is calculated as part of mortgage underwritiogteria (lenders generally consider about 75% of
projected rental proceeds in mortgage calculatioasll thusmakesthe home more affordable
Therental unitalsohelps further diversity the housing stocRwo-family dwellingsare currently
allowed by-right in the General Business District. It should be noted that communities such as
Ambherst, Erving, Great Barrington, Groton, and Greenfield have approwéghbyoning for twe
family dwellings acrosall residential zoning discts or townwide.

1 Evaluate the feasibility of mixedise development with affordable housing on the municipal
parking lot in Needham Centdhat abuts the MBTA station platform.

1 Explore options to establish a Chapter 40R "Smart Grow@verlay District(s) in NeedhamThe
key components of 40R include:

o Allows local option to adopt Overlay Districts near transit, areas of concentrated
development, commercial districts, rural viledistricts, and other suitable locations

o ! ff2eaNMFMKEIE NBAARSY(OGALIt RS@OSt2LIYSYyd 2F YAy

o Provides that 20% of the units be affordable although most bylaws require at least 25%
of the units be affordable in rental developmentsenable all units to be counted as part
of the SHI

0 Allows mixeeuse and infill development

o Provides two types of payments to municipalities (incentive payments based on the
number of projected housing units) and density bonus payments of $3,000 @r ea
residential unit issued a building permit)

0 Encourages open space and protects historic districts.
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B. HOUSING DEVELOPMENT ANCSERFATION STRATEGIES

The followingactionswere informed byii K S tGhiding Rriaciples (Section I|.Bjiority Housing Needs
(Section 1IC.7), inputfrom community outreach efforts, and the deliberations of the Housing Plan
Working Group, particularly the work of the Housing Development and Preservation Subgroup:

1. { dzLJLI2 NIi b SSRKI Y [IPeszvdtighAnd Redévsl@ikantidtigisie

Lead EntitySelect Boaravith support from the Community Preservation Committee
Timeframe Near Term
Requires Town Meeting Approvikes
Level of Complexitydigh

Background The Needham Housing Authority (NH&)d Town of Needham hawengagedin long
standing discussions regarding plans to upgrade ! &ging and antiquated properties. Theown
recognizes th great importance of NHA units to the community, providing deeply affordable housing to
a2YS 2F bSSRKI YQa Ysasavél azsdrieyirdiighonieldiyeNdpporuRities/aii High
Rock Homesln addition to the 316 units owned and managed by NitdAlso provides 120 Section 8
Housing Choice Vouchers anmdhintainsa group homehat serves eight individuals with special nés.
NHA is the largest provider of lewwcome affordable housing in the Town of Needham.

Over the years, NHA has pursued a number of initiatives to upgrade its properties including:

1 In 2007 and 2008, NHA replaced 2fall singlefamily homes with duplexes at its High Rock
Homesdevelopment, creating half the units for firstne homebuyers at a range of incosée.g.,
at 80% AMI and 110% AMiIhd the other half as rentals for those earning at or below 60% AMI.
This redevalpment project was deemed a significant success by all parties involved.

1 In 2010, NHA received $50,000 in Community Preservation funding from the Town to explore the
feasibility of redeveloping its Linden/Chambers developm@this work included the preparation
of a Housing Needs Assessment, a financial feasibility analysianaedisting conditionsplan
to assessite problems. Thisvork providedgeneral indications that sucaredevelopmenteffort
with an expanded numbepof units was potentially feasible but also identified significant
constraintsdue to bordering wetlands

9 During the hash winter of 205, the Seabeds Wagomplex experienced substantidamage
because otlefects in the building membrane due to the &y they were originally constructed.
NHArepaired the defects at a cost of $1.8 million. Three sources of funds were used: insurance
proceeds, two HUD emergency grardad funds from NHA management reserves

1 Because theCaptain Robert Cook compledjacent to Seabed#/ay,was built about the same
time and by the same contractof\\HA engaged an engineering firm to assess whether the Cook
buildings ha similar construction defects.The assessmergonfirmed that the defectsexisted
and projecedthat the cost of repais wasclose to $1.1 million.
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1 For many yearsNHA Commissioners and stafave discussed problems witits existing
developments due to antiquated and inaccessible design issues and pdtentistruction
deficiencies. The Commissionersich several offsite retreats to focus on the challenges of
financing and moderniag and/or redevelofing properties. NHA sent a representative t@a
Massachusetts Housing Partnership Annual Housing Institute Workshop, assessing current
strategies for modmization and/or redevelopment. HIsomade site visits to other successful

Housing Authority redevelopment projects in the

This Plan recognizes th Commonwealth. The NHA has also met several times with

importance of poducing housing DHCD, MHP and HUD on this SUbjeCt.
opportunities across a wide rang
of incomes acknowledgingNHAQ :

While the NHA Board of Commissionersigidersthat its

essential role in supporting a primary mission is to effectively and efficienttyanage tis
bstantial " finits for th existing housinglevelopments and be an excellent landlord

substantial portion OLUNISTOTINE | 4 155" 519 sought solutions for improvingits existing

lowest income and  MOS| yeyelopments and creating new affordable housing thia
vulnerable  residents in  the following activities:

community.

1 In the Fall of 2017, the NHA commissioned the
development of a Facilities Master Plan (FMiy)consultants After extensive analysis and
community input, the finalproduct was approved in February 2019. The FMP identified
opportunities for modernization and redevelopmentofl s eQisting properties and presented
high level strategies for funding this work. A copy of the FMP can be downloaded via this link:
http://www.needhamhousing.org/facilitiesmasterplan.html

1 As a result of the FMP recommendations, the Board of Commissioners voted to further pursue
the possibility of a HUD Rentdissistace Demonstration (RAD) conversion itd Federal
properties and to proactively pursugpplying forthe Section 202Supportive Housing for the
ElderlyProgramto improve State properties

T InApril 2021 NHA issued a Request for Proposals (RFP) to hire a emmdalteview Capital
Needs Assessments foreach of bl ! Qproperties and to recommend
a development and financing strategy with potential sources of fujeds., RAD, Section 202,
Section 18, Low Income Housing Tax Credits, CDBG, H@d¢H)on the needs of each property.
This workwas meant to not only enable NHA to undertake substantial property improvements
and potentialnew developmentbut to also repsition theagency operationally and financially.

Through this RFP process, NHA selected the Cambridge Housing Authority (CHA) as its consultant
given its extensive track record in upgrading @sn properties through refinancing and
repositioning effortsas well asts consulant workwith other housing authorities in the area on

similar projects.Table W1 provides preliminary estimates of the number of units and costs related

to this workas part of what it is calling its Preservation and Redevelopnmémtive (PRI)

NHA is vigorouslgnoving forward with thePR, recently approvinghree new work orders with
the Cambridge Housing Authority and an updated PRidprelopment budget totalingbout
$4.2 millionthat will focus will orthe followingmajor componentshrough 2025

1. Seabeds/Cook Modernizing/renovating/preserving the 76dply affordable units
2. Linden/Chambers
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o Gaining approvals of a Linden/ChambktasterRedevelopmentlan; and

o Raising the funding and proceeding with a Linden/Chambers Phase 1 construction

project to redevelop 32 old studio units on the north side of theoperty into
approximately twice as many nesne- bedroom units.

Table \A1: Summary of NHA Preservation and Redevelopment Initiafistimates®

1 NHA also issued another Request for Proposals (RFP) in August 2022 for Architecture/Engineering

Potential Funding
Project* Project BEFORE |  AFTER TS;?‘ L Sources*
Type* # of Units* | # of Units* c OS'Il'* Non- Needham
Needham*| (CPA)*
1. Seabeds/Cook | Modernize/ 46 Sr./30 46 Sr./30 $16.5m $16.18m $0.32m
Preserve Family Family
2. High Rock | Redevelop 30 Family 60 Family | $22.7m | $21.95m $0.75m
3. High Rock Il Redevelop 30 Family 60 Family $23.0m $22.25m $0.75m
4, Redevelop 152 Sr. 152 Sr. $47.2m $45.20m $2.00m
Linden/Chambers
5. Seabeds/Cook New - 61 Sr. $21.2m | $20.25m $0.95m
[Units not [8 [8
Involved] Disabled/40 | Disabled/40
fam.] Fam.]
206 Sr./130 | 267 Sr./190
TOTALS Family Family $130.6m| $125.83m $4.77m
336units 457 units
+ 36%

Designer Services to redevelop Linden/Chambers and expects to approweirthing A/E

designer services firm in midctober2022

Recommendationsihe Town will continue to support the NHA includingPBl that will enable NHA to
make essential improvements to its property inventory while also potentyédiiging buildable lot areas
for additional deeply affordable or more diverse income affordable housingupport of these efforts,

the Town should conder aeating a Working Group to help with project coordination and advocacy of

the following measures:

9 Ensure that NHA efforts include the creation of a formal process for soliciting input from existing

residentsover and abovehe T2 6 y Q&  Précasa foriggiring community and citizen input.

Such tenant input is a major component of the Preservation and Redevelopment Initative
has been occurring since the beginning of the proceSgnificanttenant participation is also

required by stateand federal regulations.

1 Ensure that any housing created throuBRlis affordable to people with incomes at below
60%AMIto the greatest extent feasibleThe NHA has commented thathile it prefers an income
target of at or below 50% AMI, theironsultants havenformed them that theymay have to
include 60%AMI, 80%AMI or evenmarket rate units to make the financirgprk.

28 NHAunits are largel targeted to hoseholds with incomes at or below 50% AMI with the exception of 2Be
condos as part of High Rock Homes that have a mix of 88%1&% AMI limits.

Needham HousinglBn
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1 Promoteredevelopment activities within the existing senior/disabled public housing properties
that result in the creation of new housing units for seniors and younger people with disabilities at
an equal proportion to the current ratio at the existing propettythe greatest extent feasible
For exampleof the currenttotal of 152 housing units at Linden/Chambegirscludingl3% (or 20
units) for younger people with disabilities, if an additional 32 units were added to the property
through redevelopment, 13% of these 32 units (omdits) would be designated for younger
people with disabilities, while the remaining 83% (or 28 units) would be designated for older
adults.

1 Supportthe development of thes1 plannedunits of new housing to be cated in the future on
the Seabed<Zaptain RoberCook sitewith the following considerations

o Designate the housing as agestricted for older adultsisthere is a demonstrated need
for housing for older adults.

0 Leverage federal/state/local resours¢o ensure that the housing is affordable to older
adultswith incomes at or belov@0%AMI.

1 Leverage expertise of existing housing development agencies that have worked closely with
housing authorities to redevelop public housingiilding a partnership #wh an experienced
developer Such partnerships are a common approach to redevelopment projéEiscourage
close collaborationswith community agencies that provide services to older adults to create
formal partnerships resulting in servieariched housing; this recommendation also applies to
the redevelopment of the Linden/Chambers properties.

1 Work in lockstep with theNHAto ensure capacit concerns are addressed in advance of any
development activities.

1 Support project permitting either through rezonifigr the application of the Local Initiative

t NEINI Y O[LtOX |faz 1y 2 éwhichkisian efféce ge@MiRgSd6RE & n n .

Reduce or waive permit fees (see stratégys.7).

Provide CPA fundintp not only help make any redevelopment work financially feasible, but to

also demonstrate to funding sources that the Town is committed and invested in the project.

=a =9

2?2 recommendatiorinvolved eliminatinghe previous list of NHA&a | R@2 OF O& | 3Sy R
want to discuss.

2% For example, Harborlight Community Partners. ligcnonprofit housing development agency) and the Ipswich
Housing Authority have entered into a joint venture agreement to substantially rehabilitateuai®gpublic housing
property.
1 2 Examples of models of housisgrvice partnerships for older adultsciude:
o Harborlight House in Beverly (Harborlight Community Partners and Element Care PACE)
o JJ Carrol in Brighton (2Life Communities and Element Care PACE)
o Clarence Durkin Housing in Fitchburg (Fitchburg Housing Authority, Summit PACE and Aging
Services oNorth Central MA)
o Jack Satter House in Revere (Hebrew Senior Life)
O St Thereses in Everett (The Neighborhood Developers, Mystic Valley Elder Services, and
Neighborhood PACE)
30 Potentialzoning reliefmight include(1) LindeRChambergedevelopment; (2) possibgreater density High Rock
Homes redevelopment; and/or (3) designating Needham Junction as the locus of the nalhaNeéMBTA
Communities" overlay district (so it would encompass LirR@bambers and High Rock.)
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2. Continue Local Programs that Address Health and Safety Issues

LeadEntity: Affordable Housing Trust
Timeframe Near Term

Requires Town Meeting Approvikes
Level of Complexityzow

Background The Town ofNeedham, through its Affordable Housing Trust, has been operdte§mall
Repair GranProgramsince 2013vhichprovides limited financial assistance to incogl@ible senior and
disabled households to help repair and rehabilitate existing ovaeeupial housing units in Needham.
The purpose of the Program is not only to help fund needed home repairs, but to also help dwmers
more safelyin their homes. Theconfidentialapplication andyrant processis designedo be simple. The
process requires aapplication, estimate(s) for the proposed work, and copies of required documents
including recent Federal tax returns or other verifiable documentation of income.

Grants, currently up to $5,00@ye awardedtwice per year. Thesegrantsare providedon an unsecured
basis asthere is no repaymentrequired unless the grant recipient does not comply with the Grant
Agreement or sells or transfers the home within one y@gplicationsare evaluatedandprioritizedbased

on program fundinghealth andsafety considerationsindthe financialneedof the applicant.

Applicantanustmeetthe following eligibility requirements:

1 The propertyis locatedin Needham,s owned by the applicant,is the primary residenceof the
applicant, andhe applicantintendsto remainin the homefor at leastthe next12 months.

1 Atleast one household member is age 60 or older or disabled.

1 Household income is not higherthan 8@dl. | t 42> w:> 2F GKS RAFTFSNBYyOS
assessed value and any morggaor otheroutstandingliens is added to income to determine
eligibility.

1 The propertyassessmenis belowthe Town of Needham average assessed valued for a single
family home

1 The applicant agreds signthe GrantAgreemeniandto notify the Needham Affordable Housing
Trustprior to selling orlisting thehomefor sale.

1 There is acapof no morethan $7,0000verthe lifetime of the Programfor ahouseholdat agiven
property address.A one-year waiting period is requiredrom the date the last paymentwas
issuedbefore anapplicantmayre-applyto the Program

Town Meeting has approved three allocatidnsm its General Budgetf $50,000 eachwhich have thus
far involved 30 participants with another funding round planned for Nover2b22. Because of the age
and general vulnerability of participants during COY®) most of the improvements have tended
towards exterior repairsis well ahome modificationgor safety purposes

Through theNeedhanDepartment of Public HealfpPH)ynd the Centeat the Heights(CATH)the Town

of Needhamalsooffered the Safety at Home Prograri 2 KSf LJ bSSRKIYQ&a 2f RSNJ | R«
continue to live independently. Through thBrogram, the Town conduetl home assessments

(performed by a Social Worker or a Public Health Nurse) for Needham residents age 60 or older. Home
assessments includea thorough assessment of home hazards, especially regapditegtial trips and

falls, as well as a discussion of othall frisk factors such as exercise and nutrition. Education and
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recommendationsvere providedthroughout the visif and free supplies (such as night lights, pill boxes,
etc.)were distributed. Referralsvere made as needecdand participants \@re encouraged to attend the

evidenced F aSR Flftf LINB@SyiAz2y Oflaaz aldGSNI 2F .t y
Heights. All participants receige followrup call to monitorthe actions that weretaken andto provide

additional resources as needed.

The Progransupported % participantsduring 2017 based on a $20,0B@althy Agingsrant but ceased
operationsat the end of the grant perioth January 2018

RecommendationsThe Town should continue to monitor the gr@ss of the Small Repair Grant Program
and make modifications to requirements as appropriate to ensureRhmgram remains responsive to
community needs. The Needham Affordable Housing Trust should request additional funding when
necessary to maintain @pations.

In regard to the Safety at Home Programhile operations were discontinued, the Town should consider
reintroducing the Programworking with both the Department of Public Health and Center at the Heights
to rework Program benefitgequirements,and operationsas deemedappropriate If additional grant
funding is unavailable, the Town might consider reaching out for private donations and/or providing some
funding from another source such e General Budget.

Recommendations through this planning process also indheleeed to promoteassisted living options

It should be noted that assisted living units are typically among the most expensive housing units in any
community and, because of the integration of services, they are hard to make affordable and include on
the SHIDespite thissome communities have managed to create new assisted livithgsame affordable
unitsthat could be counted in the SEH.

3. Strategically Invesaind Leveragé.ocal Resources

Lead EntitySelect Board and Community Preservation Committee
Timeframe NearTerm
Requires Town Meeting Approvéks
Level of Complexitjledium

Background Needham is fortunate to have important local resources to support housing initiatives
including Community Preservation Funds, HOME Funds, Affordable Housing Trust Funds (limited at this
time), some potential property, as well as potential American Restare &Act(ARPAYunding. Such
funding has been insimental insupporting the Needham Housing Authority and a group home for
disabledadults on South Street for example. Unlike many other communities, Needhathusafarnot

had a project that relied osubsidiesrom the statesuch as Low Income Housing Tax Credits, Housing
Stabilization Fundzommunity Based ¢tising, HOME fundingHousing Innovations Funiyojectbased
Section 8or MRVPsubsidiesgetc. that help finance rental developmentargeted to households with
incomes at orbelow 60% AMI, with some in the less than 50% and 30% AMI ranges as well. The
O 2 Y Y dz/ dreatéshousing need involves these lower income households based iowehe high

level of cost burdens.

31 For example, Inn at Robbins Brook (Acton) and Youville Place (Lexington). Some models rely @orhew In
Housing Tax Credits (Christopher Heightslarlborough, Northampton, and Webster) or use projbased Section
8 vouchers (Neville Place in Camigag
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As the Town moweforward in the implementation of tis Housing Plan, more resources will be required
to address housing needs, further diversifying the housing stoddditionally, due to widening
affordability gaps, greater amounts of subsidy will be requicefill the gaps between total development
cods and the prices thaqualifyingrenters or firsttime homebuyers can afford. Consequently, it will be
imperative for the Town to strategically invest its limited resources to leverage other public and private
sources of funding to the greatest extentgsible.

RecommendationsThe Housing Trust will continue to explore resources, both financial and technical, to
promote new projects and programs. For example, in order to effectively redeNtttd properties
through its Preservation and Redevelopment Initiatigemix of asilable state and federafinancing
programs will have to be tappe@®ther developments that include below market rate units will also
require subsidies, often multiple layers of subsidigdditionally,this Housing Plan recommend22%
commitment of Cormunity Preservation Act (CPA) funds for the creation and retention of affordable
housing in NeedhamOf upmost importance, aw partnerships with developers that have the expertise

to produce affordable housing will be essential to meeg) housing goals.

Appendix4 includes a list ofiousing financingrograms that

all state housing financing have_been effective in supporting housing deyelopment,
. technical assistangeand home improvement financing.

programs are Q|rected to .re.ntals Examplesof programs that have been instrumental in

and thus there is onlyery limited | fin4ncing affordable rental housirand may be helpful in the

ability to leverage local funding i| jmplementation of this Housing Plainclude but are not

the case of homeownershimits. limited to the following

It is important to note that almost

1 Low Income Housing Tax Credits
The Low Income Housing Tax CreditgfPamwas created in 1986 by the Federal Government to
offer tax credits to investors in housing development projects that include someéniome
units. The tax credit program is often the centerpiece program in any affordable rental project
because it brings valuable equity funds. Tax credits are either for 4% or 9% of the development
or rehab costs for each affordable unit for a tg@ar period. The 4% credits have a present value
of 30% of the development costs, except for the costs of land, and theré®8i have a present
value equal to 70% of the costs of developing the affordable units, with the exception of land.
Both the 4% and 9% credits can be sold to investors for close to their present values.

The Federal Government limits the 9% creditsl @onsequently there is some competition for
them, nevertheless, most tax credit projects in Massachusetts are financed through the 9% credit.
Private investors, such as banks or corporations, purchase the tax credits for about 80 cents on
the dollar, aml their money serves as equity in a project, reducing the amount of the debt service
and consequently the rents. The program mandates that at least 20% of the units must be made
affordable to households earning within 50% of median income or 40% of tie must be
affordable to households earning up to 60% of median income. Those projects that receive the
9% tax credits must produce much higher percentages of affordable WiatsCredits work best

for projects of a reasonable size, ideally at leasto380 units and because there is such demand

for them, applicants are often faced with submitting applications for multiple funding raunds
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The Massachusetts Legislature has enacted a comparable state tax credit program, modeled after
the federal tax cedit program. TheDHCDOne Stop Application is also used to apply for this
source of funding.

1 HOME Investment Partnership Program
HUD created the HOME Program in 1990 to provide grants to states, larger cities and consortia of
smaller cities and towns to dbe following:

0 Produce rental housing;

o Provide rehabilitation loans and grants, including lead paint removal and accessibility
modifications, for rental and ownesccupied properties;

o Offer tenantbased rental assistance (twaar subsidies); and/or

0 Assist firstime homeowners.

Because Needham is not an entittement community, meaning that it is not automatically entitled

G2 NBOSAGS 1 ha9 TFdzyRAYy3a o6FaASR 2y 11504 FdzyRAY 3
other smaller towns and cities, the \&&&Metro HOME Consortium, to receive funding by a federal

formula on an annual basis.

The HOME Program funding is targeted to homebuyers or homeowners earning no more than
80% of median income and to rental units where at least 90% of the units mudbeadfle and
occupied by households earning no more than 60% of median income, the balance to those
earning within 80% of median. Moreover, for those rental projects with five or more units, at
least 20% of the units must be reserved for households egraiss than 50% of median income.

In addition to income guidelines, the HOME Program specifies the need for deed restrictions,
resale requirements, and maximum sales prices or rentals.

TheWestMetro HOME Consortium also received about $5.4 million in funding from the American
Regue Plan Act (ARPA) to support the housing needsasfettvho are homeless or at risk of
homelessness. The @ortium has brought in a consultant to preparepkan for using this
funding

1 Housing Innovations Fund (HIF)
The state also administers the Haugilnnovations Fund (HIF) thatovidesa 5% deferred loan
to non-profit organizations for no more than $500,000 per project or up to 30% of the costs
associated with developing alternative forms of housing including limited equity coops, mutual
housing, singleoom occupancy housing, specialetis housing, transitional housing, domestic
violence shelters andongregate housing. At least 25% of the units must be reserved for
households earningt or below80%AMI and another 25% for thoseith incomesat or below
50%AMI. HIF can also be usefth other statehousing developmerprograms including HOME,
Housing Stabilization Fundnd Low Income Housing Tax Credits. The Community Economic
Development Assistance Corporation (CEDAC) administers this program. Applicants are required
to complete the OneStopApplication.

1 Community Based Housing Program
The Community Based Housing Program provides loans toeprudit agencies for the
development or redevelopment of integrated housing for people with disabilities in institutions
or nursing facilities or at fisof institutionalization. The Program provides permanent, deferred
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LI @YSyid t2Fya F2NI I GSNY 2F on @SFNRXI FyR /.1
Development Costs up to a maximum of $750,000 per project.

T Community Scale Housing InitiativéS(d)
The state has developed a smsdlale production program to address community nedor
smallerscale housing that responds to local housing needs and density requirements. These
projects, because of their small size, are not a good fit for the Low Income Housing Tax Credit
program. Generally, projects that can leverage some debt byngawifew higher income units
and a gap filler like the Community Preservation @®PA¥undingare in the best position to
utilize such a program. This initiatisgight be a good fit for Needham aitludes the following
eligibility criteria:

o Community nust have a population not to exceed 200,000.

o Program sponsors can be both nprofit and forprofit entities with a demonstrated
ability to undertake the project.

0 The proposed project must include at least five rental units but no more than 20 rental

units.

Project must involve new construction or adaptive reuse.

o A minimum of 20% of the units must be affordable but it is anticipated that most proposed

projects will have a minimum of 50% affordable units.

The host community must provide a financial commitrinensupport of the project.

0 The CSHI subsidy may not exceed $200,000 per unit unless the developer intends to seek
DHCD projeebased rental assistance in which case the subsidy may not exceed $150,000
per unit.

o0 The total development cost per unit may netceed $350,000.

Projects will receive no more funding than is necessary to make the project feasible.

o0 Projects must be financially feasible without state or federal Low Income Housing Tax
Credits. Projects are expected to close and proceed to construatithin 12 months of
the date of the award letter.

(@)

o

o

A model 6br consideration is the Herring Brook Hill project in Norweh. 2015, the Town of

Norwell proposed to use the property of the former police station at 40 River Streetetate
FFF2NRFIOES aSyA2N) K2dzaAy3d Ay adzZlll2NI 2F (GKS O
project not only involved a transfer of Tovawned land but also a major local commitment of

$1.3 million in CPA funding. Other funding sources includegiriflion of private debt and state
FAYFYOAY3 GKNRdzAK (GKS adlrasSqQa /2YYdzyrade {OFfS

Through a Request for Proposals (RFP) process, the Town selected Metro West Collaborative
Development, a missiedriven, nonprofit community derelopment corporation, as developer

and partner with the Town. The project includes a total of 18 units for those age 60 or older based
on the unit distribution summarized below. The project has been completed, however,
experienced somearly challenges in fihg the twabedroom units.
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Herring Brook Hill Unit Distribution

Type of Unit # Units # Bedrooms Maximum Rent**
80% AMI 10* 1 $1,425
100% AMI 4 1 $1,675
100% AMI 4 2 $2,000

* Four of these units will have access to Project Based Rassidtance
** Projected rents at time of occupancy

4, PromoteHousing for Special Needs Populations

BackgroundThe Housing Needsssessmenta major component of this Housing Plan, identifiedcal
needs housing with barrier-free units and supportive servicess a local priority housing need. It
documented a estimated 2,262 residents, or 7.4% of all civilroninstitutionalized residents, as having
a disabilityaccording to 2020 census estimafésGiven this levebf disabilitiesas well as the aging of the
population,the Needs Assessment indicated tlggeater emphasis should be placed on housing that is
linked to appropriate supportive services and promotes

Lead EntitySelect Board
Timeframe MediumTerm
Requires Town Meeting Approviks
Level of Complexitydigh

caring home environment for

adults with autism at a site
downtown Orleans.

project had a

Brewster, Chatham,

in addition to Orleans.

The Cape Cod Village (CCV) proj
in Orleans provides a safe and

incomeeligible (p to 80% AMI)

its inventory of special needbising.

32The U.S. Census defines disability as ateng physical, mental, or emotional condition that can make it difficult
to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more diabilities face housing challenges due to a lack of housing that is affordable and physically

accessible.
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increased conformance with universal design guidelines for
I O0OSaaAroAtAlex
Beyondrecognizinghe increasing needs of older adults, this
13 planning process #lcted input from parents who find it
difficult to secure suitable housing for their children with
i disabilities when theyurn age22.

The projeq
involved a comprehensive perm
and includes two duplex homes
with four residences on each sid
as well as a common bdihg.
There is 24hour staff supportThe
$5,225,000
development budgethat included
$950,000 in CPA donations fro
Easthan
Provincetown, Truro, and Wellfleg

b S S R K BHfitzRidessix special needs housing facilities
that altogether total 26 affordble housing units as well as
another 84 units in group homes for state Department of
Developmental Services (DDS) clients scattered throughout
town. A notableNeedhamproject involved the development

of a group home on South Street. dfking with the Charles
RiverCenter, the Towrtommitted $220,000 in CPA funding
and $280,000 ilHOME funds tocreate a home for five
severely disabled residents. This facility resembles the large
singlefamily houses in the area, and received no opposition
from neighbors.The CharleRRiver Centerwas the highest
bidder on a federal property at Ed¢iilitia Heights which will
represent another opportunitfor the community to increase
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RecommendationdAs included in the Guiding Principles and Priority Housing Needs that are part of this
Housing Rin, the Townis committedto making and maintaining Needham as an inclusive and supportive
community for adults with disabilities, its seniors, and othelnerablesubgroupsin order to ensurehat
bSSRKIYQa alLISOAlLf ySSRa NBaARSyida KIF@S 2LJJ2NIdzyAi
housing, the Town should explore the following recommended actions:

T wS@ASs IyR SyO2dzNF IS + @GFNARSGe 2F K2dzaAiy3a Y2RS
with disabilitesand SSRKI YQ& &Sy A2 NHEOD

1 Sponsor a meeting with agencies that create housing for adults with disabilities to learn more
about different model development optiongotentially including a panel presentation from
special needs developers and serviceviders®

1 Investigate models of housing with services for older adults including assisted living and
independent senior housing serviceSponsor a meeting with agencies that create senior housing
with services to darn more about different options for partnerships between housing and
services.

1 Explore opportunities for housing models or zoning chantieg were recommendedby
b S S R K $p@ci@l EducatiofParentsAdvisoryCouncil SEPAC

1 Encourage and support creative solutidios creating affordable and accessible housiragm
property owners and developer

1 Remove barriersand recommend incentivesincluding fundingwith the goal of establishing
additional independent living situations for let@-moderate fixedincome seniors and adults with
disabilities.Consider making CPA funds #aale, through an RFP, for projects that support
housing for people with disabilities.

i Stay upto-date onall available stateand federal fundig opportunitiesthat could be used to
create housing for seniors and/or people with disabilifey.,, HOME ARPA, Section 2ARPA
Supportive Housing) so that the Town is prepared to leverage all ressim future housing
development projects.

A Consider zoninghat would enable more inclusiongrhome building fopeople with disabilities
and seniors near th&own Center and Heights.

5. Renovate/Replacethe Stephen Palmer Building

Lead EntitySelect Board
Timeframe MediumTerm
Requires Town Meeting ApprovEkes
Level of Complexitydigh

Background In 1977 the Town entered into &0-yearlease arrangement with a management company,
Crowninshield, Incfor the former Stephen Palmer School at 83 Pickering Stie&003, theSelecBoard
established a speci@bmmittee to explore the redevelopment of theroperty that had beenrenovated

Ay (GKS wmopynQa Ayd2 wy | LI NI dthaf ihéiapartmett& & reiité&dNdra 2 F
tenants over 55 years old at affordable ratesowgver, the building has not adequately served as elderly
housing due tgroblematicunit configurations and the absence of an elevator. Moreover, affordability

33 Examples include Specialized Housing imdBrookline, Forward at the Rock in Denrdaad South Middlesex
Opportunity Council§MOQghousing
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was not defined in the leasdowever, rentshave remainedvell belowmarket. Even at tle time, the
Town recognized thathe situation wasnot beneficial to either the management compatbhecause it
could na charge sufficient rents to properly maintain the buildiray to the Town. Thereforethe
Committee worked with the management company fqreaiod of time to develop a plan for redeveloping
the property. Progresshowever,was hindered by thecomplexity of changing the existing lease
agreement as well as the needs of the Senior Centichwas bcated in the buildingt the time to
expand.

It was anticipated that a renovated and expanded building could provide up to 50 units of affordable or
mixedincome elderly housing. This housougild be developed through the rehabilitation of the existing

building andthe possible construction of an addity’ 2y GKS LI NJAy3 20 MARS 20
the time, tis project represerdd a priority strategy for the Town of Needhagiven the potential of
accomplising multiple community goals including the conversion of existing below market units into
statedefA Y SR a [ €F T&NRE HX SGKS ONBF A2y 2F FRRAGAZ2YIFE @l -
much needed affordable housing for seniors in the Town Center near transportation and services, and the
renovation of a key property in the downtown thats inaeasingly showing signs of age and neglect.

The Towrappointed specialommittee was once agaireinvigoratedin a further effortto find a feasible
solution to the redevelopment of #hproperty in hopesof havinga development plan in place by 2007.
While it was determined to move the Senior Center to another location, little progress was made on
further development plans.

Part of the lease arrangements between the Town of Needham and Crowninshield Manageaseior w

the Town to be involved in approving tenant siglisesand conduding an annual review of the rent rolls

¢CKS FTR2LIXIA2Y 2F | yS¢ ¢26y [/ KFENISNIAY Hnnp STFFSOI
process to the Town Managho subsegently providedCrowninshieldvith a blanket approval on the

subleases as long as vacancies were filledNbgdham residentage 55 or older The Town Manager

retained approval for any suleasesnvolvingthose who were under age 55 or lived outside of Needham.

The Town Manager subsequently delegated this responsibility todtfie gy Q& / 2YYdzy A& |
Specialistvho annually reviews the rent rolls and obtains information on the waitlist, also makingaksfer

of potential occupants. As of April 2022, rents ranged from a Idv 86 to a high of $1,400 with average

rents in the $1,000 to $1,200 range, well below maretes.

RecommendationsAs the lease will expire in a few yearsMay 2027, it isilne for the Towrto revisit

its options for redeveloping the Stephen Palmer Building. As in the past, the Select Boardcaimsidier
appointinga special Committee or Working Grotgpexamine theLINE LISdt&ndalicr maximimngits
reuse for affordabl@nd/or moderaterate housing when the lease expsrenaking sure to respond to the
needs of existing tenantsThe Permanent Public Building Committee and Departno¢fRublic Works
would also be instrumental isupportingthis project that wouldlikely also involve design and engineering
consultants The assessment of redevelopment options would include the followigigmcomponents:

1 Determine liilding infrastructure and improvement nesds well agprojected coss and design
options.

9 Assess it infrastructure capacity and ability to support additional density (e.g., additional
housing units)ncluding a building additian

1 Determine he feasibility of designating Stephen Palmer as affordable housing (e.g.|e=figib
SHI) while not requiring existing residents to relocate.

9 Identify financing options.
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9 Consider the pros and cons of bringing on a development consultant for Town development
versus conveying the property to a developlerough a transfer of title blongterm lease via a
Request for Proposals (RFP) procédse latter wouldwoid the extra costs associated with public
projects

It should be noted that the conversion of these units to those that would be eligible for inclusion in the
SHIwould take time The Town would have to work closely with DHCD to prepare an Affirmative Fair
Housing Marketing Plan which would be implemented as units turnover, as eligibility for the SHI is not
allowed Dbr occupiedunits. Cosequently, conversion to statdefined affordable units could only occur

on an incremental basis. These units would be counted as Local Action Units (LAUs) processed through
the state Local Initiative Program (LIP). Other affoditglsequirements would also have to be m&ich

asthe execution of a Regulatory Agreement and affirmative marketing

6. Prepare an Inventory of Potential Public and Privatedlywned Development
Opportunities

Lead EntityNeedham Affordable Housing Trust
Timeframe MediumTerm
Requires Town Meeting Approvilo
Level of Complexitjledium

Background Recurringnput throughout the planning process involved the identification of specific sites
in which housing development might be suitable, including property that is owned by the Town of
Needham as well as some potential privatetyned properties. This is notrew issue in Needham, and
prior efforts have been made to identify an inventory of such properties.

For example, e SelectBoard formed an Open Space Working Group in 2002 tmenify all Town
owned parcels; b.)gather information about each parcel including present use, designation and
management; and cdetermine whether each parcel should remain under its current designation and
use or whether the particular location and/or characteristics suggest a transtardther use.

The OpenSaceWorking Group was comprised of representatives of $stect BoardPlanning Board,
Conservation Commission, Park and Recreation Commission, School Committee, Finance Committee and
Housing Authority. The Town Administrator also sen&d amember of the Working Group. The Group

reviewed 157Townownedparcels and considered a variety of possible new uses including conservation

land, affordable housing, recreation and other municipal uses. The Group examined each parcel and
arrived at a recommendepn based on its particular location, ys:d characteristics. Most of the parcels

were designated as Category A parcels, meaning that they were either active or planned municipal use
parcels (e.g., school building, recreational field, municipal pumgtiaigon) and were determined to be

unsuitable for any other municipal or private purpose. Other Category A parcels were so designated
0SSOI dzaS (KS& 6SNBE GLINRUGSOGUSRE o0& adlasS adlddsS Fa ¢
40, Section 8C) owere purchased for certain public purposes under Article 97 (e.g., educational,
recreational, park land, water protection and conservation of natural resources), such that the designated

use ould na be changed without a twahirds vote by Town Meetingral a twothirds vote of the State

Legislature. There was further consensus am@pgn Spce Working Group members that certain

Gdzy LINPGSOGSRE LI NOSfta 2dAKG G2 0S LINPGSOGSR o0& N
the Conservation Commission carR and Recreation Commission.
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The Working Group identified 16 parcels that had the potential for redesignation. Of these, the following
properties were considered for affordable housing:

9 Parcel 8 (Stephen Palmer Building on Pickering Stréét)s pecel should continue to be used for
housing andthe Working Grougndorsed the efforts of the SeleBbardto expand the amount
of housing the building can accommodate agrtsure affordability of some of the unitg(This
remains a key strategy in this tiging Plan. & strategylV.B5 for details.)

9 Parcels 4 (the unimproved lot at the corner of Bancroft and Brookline Streets) Badcél 4vas
developed as an affordable singkmily home by Habitat for Humanity although it was not
eligible for inclumn on the SHIParcel Gresently houses the Department of Public Works Water
Pumping Statip.

1 Parcel 13 (Emery Grover Buildinghis property is being renovated for use by the Needham Public
Schools.

9 Parcel 14 and a portion of Parcel @Bdeveloped parcel on Central Avenue adjacent to the RTS).
Combining Parcel 14, an undeveloped parcel of approximately six acres, with unused land on the
adjacent transfer station sit&known as Parcel 26hould also be considered, with the possibility
of a mixeduse project in the future to include housing, conservation and park and recreation
purposes provided the parcel is not needed for DPW purpoSéstus?

1 Parcel 2 (undeveloped parcel of approximately two acres located across Mills Field on Gould
Street). The parcel was purchased in 1942 for recreational and educational purposes and would
require a vote of the Massachusetts Legislature to change its use. The Housing Authority asserted
that the appropriate use was housing while the Conservatiomi@ission suggested that the
parcel provids some wildlife habitat that would be lost by development. The Conservation
Commission indicated it would consider supporting the redesignation of the parcel to a housing
use provided other Needham land that isepently unprotected but of greater value for
conservation purposes be redesignated as protected conservation land.

Thefollowing additional parcelsvere identified adealing some future consideration for some amount
of affordable housinglAny updatedinformationon these?)

9 Parcel 3 (undeveloped parcel at the corner of Harris Avenue and Great Plain $tregkt)of this
parcel contains wetlands and is undevelopable. Additionally, it was determined thataperpr
gl a LIzZNOKIF&aASR F2N GKS ¢2¢6yQa 4 GSNJ adzllLit & | yR
Legislature under the provisions of Article 97 of the Massachusetts Constitutibhe
Conservation Commission beli@vstrongly that the parcel should remai ¢ & A &£ 3 K2 gS¢
Housing Authority felt just as strongly that a portion of the site could be developed for housing.

1 Parcel 1 (undeveloped parcel at the corner of Dedham Avenue and South Sdmatloped as
0KS ¢ 2 gy QuicestAdainistiatibn Bufidig at 500 Dedham Avenue.

1 Parcels 37,49 and 156 (Nehoiden Patlgrge portionsof these parcels contain wetlands,
however, the Town might explore their possible reuse for a combination of housing and
conservation purposes if the Park and Recreation Commission determines that is has no further
use for then. Further studies in regarth wetland delineation are necessary before a final
determination can be made.

9 Parcel at Broadmeadow Road and Great Plain Rd&iks parcel is approximately an acre in size
and is located along the commuter réiie in close proximi to the Hersey MBTA station. The
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parcel has an Article 97 restrictipand the Town would have to secure state legislative approval
to allow the development of housing.

This analysis occurred two decades ago, and some identified
. properties are no longer availabl@as noted abovewhile
property would involve a Reques others on the list may still bavorthy of consideration

for Proposals (RFP) process th aqgitionally some properties that were not identified at the
specifsa  UKS ¢26YJ timemight now be more conducive toousingdevelopment.
conditions for the development
project. Given that Needham is largely built out with few vacant
developable properties availablthere is general casensus

that most new housing creation will involve the redevelopment of existing properties, particularly near
transit. There are however,specific privatelyowned properties where new housing developmédras
previously been proposed includinbe Hatney Greymont property off of Chestnut Street as well as
potential cluster development on a property on Foster Street that is planned to combine housing
development and open space preservatidie federal government will also biésposing of itproperty

at East Militia Heights that currently includasmall neighborhood afngle-family homes Development

of the Hillcrest Gardens property at 888 Great Plain Avenue is also a potential possibility in the Town
Center.

Any conveyance of Towowned

Recommendations:The SelectBoard should consider appointing another Working Groupof
representatives from various Town boards aminmitteesto revisitthe feasibility of properties that were
identified for potential housing development in the past aonddeterminethe suitability and avéability
for developing affordable housirman additionalpublicly-ownedproperty. Similarly, this Working Group
could also be tasked with identifying privatedwned parcelshat hold some development potential. One
recommendation has been to create eoperty inventory similar tahat created bythe City ofNewtont
see page 85+ of
https://www.newtonma.gov/home/showpublisheddocument/41602/637418380094000000ANnother
recommendation was for the inventory to be summarized on a simpler spreadsheet similar to what was
produced in the pastCriteriafor inclusion in the inventory coulthcdude size, ownershipaccess to
services and transportation, proximity to schogeesence ofvetlands or environmental constraints, etc.

7. Consider Waivindg’ermit Fees for Affordable Housing

Lead EntitySelect Board
Timeframe Medium Term
Requires Town Meeting Approval:
Level of Complexity:ow

Background As noted in the 2007 Affordable Housing Plr@ waiver of application fees has proven to

be a help in getting affordable housing efforts underway, botiNeedham, where waivers have been
granted on a casby-case basis, and in other communitieSuch waiversepresent a signal to funding
F3SYyOASa 2F | toagofedanddahave bdervcdnsidered Isychagencies in making
funding decisions While fees are not extravagantly costly, they nevertheless help reduce project costs.
Building permit fees on a residential development of three or more units inotete of $10.00 per one
thousand ($1,000.00 of the estimated construction cost) waittninimum flat rate for up to $20,0000,
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for example. Mechanical permits and other fees can adthis amount. The fees for a Chapter 40B
comprehensive permit are $2,000 plus $10000 per unit.

RecommendationsThe Town should caider waiving permit fees on any development that includes
affordable units or as an additional incentive for projects that it determines are directed to below market
units in accordance with the Guiding Principles and Priority Housing Needs identtfiedHtousing Plan.

Housing Development and Preservati@trategies for Further Study/Future Consideration

1 Make enhanced homebuyer assistance availatileoughlocal funding to increase affordability
of ONE Mortgag®rogramloans. The Massachusetts Housing Partnership Fund, in coordination
gAGK GKS adlridsSQa 5SLINILIYSYyld 2F 12dzaAy3d FyR
Mortgage Program which replaced the highly successful Soft Second Loan Program that operated
between 1991 an®013 and helped over 17,000 families purchase their first home. The ONE
Mortgage Program is a new simplified version of the Soft Second Program providing low, fixed
rate financing and a statbacked reserve that relieves homebuyers from the costs assutiat
with private mortgage insurance.

Somepatrticipating lenders and communities offer grants to support closing costs and down
payments(good models are available such as the program offered by Wellfawt)slightly
reduced interest rates on the firstontgage which Needham might consigesorking closely with
local lenders Due to eligibilityrequirements, with maximum purchase price and homebuyer
requirements, such a strateggylikely to work only fothe purchase ofleedrestricted affordable
units, which are limited. It is also worth noting, the MassHousing has introduagatogram to
provide down payments and closing coassistancef up to $30,000 through partner lendets

1 Support state legislation or consider lHome Rule petitionfor transfer tax or impact feeson
high-value home sale$o help capitalizeéhe Affordable Housing Trust FunEor exampleni an
effort to provide some disincentive for transferring property and to secure funding for more
affordable housing development, Nantucket was successful in obtaining state legislative approval
for a trander tax fee as part of House Bill 4201. This bill requires that the seller pay %2% of the
sales price to the Town of Nantucket or its designee with some exceptions. The fees are deposited
in the Affordable Housing Trust Fund.

T 34 While state financing has largely focused on rdfathily rental development, particularly for families,
the state now offers an expanded programassist firstime homebuyers with their down payments under
the following conditions:
0 Increased assistance of up to 5% of the purchase price or $15,000, whichever is less.
0 More property types are eligible for assistance including sHfeyigly homes, codominiums and
2-, 3, and 4family properties.
o Higher income limits of up to 135% of the area median income (AMI) in Boston and the
I 2YY2ygSItGKQAa wc DIFIGSgle /AGASE |yR dzZld G2
Needham.
0 The assistance is in tfierm of a 15year, fixed rate loan at 2%. (Example: $15,000 down payment
assistance loan = 180 payments of $96.53; 2.011% APR)
o0 Repayment of the down payment assistance is due upon the sale or refinance of the property prior
to the end of the 15year term and otherwise forgiven.
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A proposed bill, Senate Bf68, would enable Massachusetts cities and townalsmimpose a

fee on certain real estate trafexs for use in supporting affordable housing. This bill has been
winding its way through the state legislature and would involt#easfer fee of no lesthan 0.5%
and up to 2% on the purchase price of property. The city or towunldvhave the authority to
designate whether the fee will be paid by the buyer, the seller, or howoitlevbe allocated
between the two. The fee itself s tobe paid to the city or town, or its designee. If this bill
passesNeedhamwould have another resource for supporting its affordable housing efforts, and
potentially, the fee would serve asdeterrentto some sales.

1 Consider further property tax reductions for qualifying seniorswith high cost burdens
Needham currently providethe followingoptionsto reduce or defer property tax payments for
qualifying residents:

0 Senior Corps Program
b S S R KCov¥rRikon AgingCOA) offers residents who are 60 years of age or older
and/or are disabled to contribute up to 100 hours each yearlat $6per hour to "work
off" a portion of their real estate taxes, become more involved in local government, and
support the delivery of local services. T@®Aappropriately matches qualifying
applicants to jobs in municipal departments and schools. Aapls must meet income
eligibility requirements including having a maximum income 62,800 for a single
individualand$93,000 fortwo persons The program operates from July 1st through May
1st of each year and applicants must reapply annually.

0 PropertyTax Deferral Program
bSSRKIYQAa ! ia&Ridiste?shi RAropbry Fak Deferral Program that enables
gualifying homeowners tpostpone the payment of property taxes until the house is sold
or transferred. The maximum deferral is half of the value of the home and every person
that has a legal or beneficial interest in the property must provide written approval for
the deferral. Bch year participants enter into an agreement with the Town to defer all or
part of the tax bill. The agreement is similar to a loan with a specified interest rate set at
4% for Fiscal Year 28 This interest rate increases to 16% upon the demise of Wreeo
or a change in ownership.
A Eligibility requirements include the following:
The owner and/or spouse must be 65 years of age or addeduly 1, 2022 for
Fiscal Year 2023
Maximum income of $51,000 for married or single applicants (there is no asset
restriction).
Must have primarily resideth Massachusetts for the past 10 years as of July 1,
2022.
Must have owned and occupied a home in Massachusetts for the past 5 years as
of July 1, 202.
A Participants may also use arax exemption for which they are qualified and then
defer any portion othe remaining amount.
A Participants have the option to also defer water and sewer bills.
o0 Tax Exemption Programs
The Town of Needham allows a number of property tax exemptions to qualifying
K2YS26ySNE G6AGK RAFTFSNBY (I bgs lpidabilyStatds\anda o6 | a S
other qualifications. For example, a homeowner who is at least 65 years of age and

> > >>>r

>\
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married with an income of no more than $30,000 and maximum assets of $55,000 could
expect a tax exemption of between $500 and $1,000 annuallysé&’hge 70 or older may
receive a tax exemption from $175 to $350 if their financial assets are less than $40,000.
Veterans also qualify for exemptions based on the type and extent of their seelated
disability including an exemption of between $1,580d $3,000 for those living in
specially adapted housing. Another example is that a legally blind owner can expect an
exemption of between $500 and $1,000 without any income or asset requirements.

0 Property Tax Assistance Fund
Elderly anddisabled residents can apply for additional property tax relief through the
Property Tax Assistance Fund that is funded by residents and local businesses. The Fund
has supported 421 separate donations over the years with an average grant of $433.

o CPA Suharge Exemptions
Quialifying residents can also apply to receive an exemption of the CPA surifltheye
qualify as lowor moderateincome homeowners

While these programs are helpful, given the number of lower income seniors who are spending

more thanhalf of their income on housing costsit may be useful for the Town to reconsider

some eligibility requirements and benefits torther reduce cost burdens on seniors and help

them remain in their homes andommunity. The Town should explore similarograms that

address this issue and are run by other communijtegh asn Sudbury® to determine if there

are opportunities to enhance, expand, orré&vis b SSRKI YQ& LINR.LISNI & G+ E LN

C. CAPACITY BUILDING STRATEGIES

It will be important forthe Town of Needhamto continue tobuild its capacity to promote affordable
housing activities. This capacity includes gaining access to greater resofinaesial and technicaj as

well as building local political support, developlogal and regiongbartnerships with public and prate
developers and service providers, and augmenting local organizations and systems that will support new
housing production and preservation efforts.

This Plan builds othe following organizational structureand resourcedor the implementation of
strategies and continued oversight of housing initiativeSl@@dham

1 NeedhamAffordable Housing Trust
The Needham Affordable Housing Trustsicreated in 207 under Massachusetts General Laws
Chapter 44, Section 55@hich simplified the process ektablishing dedicated housing funds for
supporting affordable housing activitiehe law provides guidelines on what trusts can do and
allows communities to collect funds for housing, segregate them out of the general budget into
an Affordable Housing Uist Fund, and use these funds without going back to Town Meeting for
approval. It also enables Trusts to own and manage real estate, not just receive and disburse
funds. As a municipal entity, Trusts are still subject to Chapter 30B procurement rules.

3HUD data indicates that there were 7i6meownersover age 62 who had incomas or below 80% AMhnd of
these,489 or 68.4% had cost burdens including 319 or 44.6% with severe cost bagidrey were spending more
than half d their incomes on housing costs

36 Seehttps://sudburyseniorcenter.orgAgpntent/uploads/sites/381/2021/08/FY 26@@niorMeansExemption
Application.gf andhttps://patch.com/massachusetts/sudbury/heogescontinuesudburyseniortax-program0
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The purpose of the Affordable HousitgNXz&td provide foli the preservation and creation of
affordable housing in the Town of Needham for the benefit of-lamd moderateincome
households ®he Town hd been receiving fees related to the monitoringadfordable housing
units, which hd previouslygone into the general fund as opposed to revolving back in support of
specific housingnitiatives. The Housing Truktaisprovided the means to reserve these funds for
housingpurposes which could be supplemented by additional resources to further capitalize the
Fund.

The Needham Affordable Housing Trust is composed of all members of the Select Board and one
appointed atlarge menber from the community. In addition to managing the Fund, the
Affordable Housing Trust has sponsored the Small Repair Grant Program that provides small
grants to qualifying homeowners for health and safety improvements as well as a temporary
Emergency Reat Assistance Program that provided funding to help tenants who had lost income
due to COVIEL9 pay their ren” The Affordable Housing Trust typically meets twice annually,
and alsadeliberates orhousing issues as they arise.

1 Needham Housing Authority
The Needham Housing Authority (NHA) was established during a special meeting of the Needham
Board of Selectmen in May of 1948 under the provisions of Massachusetts General Laws, Chapter
121B, as amended by Chapter 574 of the Acts of 1946 an@Hapter 200 of the Acts of 1948.
bl ! Qa YAaaAzy Aa (2 LINBGARS RS®SnédemteidconeS | y R
families and individuals and to offer programs and resources to improve the quality of life for
residents, program participants drthe broader Needham community while respecting the rights
and privacy of al.NHA owns and manages 316 units of deeply affordable housing, largely for
those with incomes at or below 50% AMI, payimgmore than 30% of their income on rent.

1 Needham Commmity Preservation Committee
Needham approved the Community Preservation iAdiovember 2004, which has been a very
important resource for supporting affordable housing effoftsOver the years the Town has
committed about $3 million of its CPA funds on housing initiatives including:

o $120,000 in recent funding to support an Emergency Rental Assistance Program

o $860,500 for fougrants toNHA three forthe High Rock Estates project and another for
a feasibility study for redeveloping NHA property.

o0 Another $150,000 grant to NHA for development consulting services which enabled NHA
to bring on the services of the Cambridge Housing Authority to helptérchine how
best to refinance much needed property improvemeatsl potential new units

3 TheEmergency Rental Assistance Prograas gproved by Special Town Meeting in October 2020 to provide
financial assistance to help renters who lost income due to Cb¥icemain in their homesWith an allocation of
$120,000 of Community Preservation funding and another $50,000 from the Massachusettsl @&eatlef Fund,
secured for Needham by the Foundation for MetroWest, the Program covered 50% of rent up to $1,500 per month
for up to six moths. To qualify, applicants must reside in a private rental unit, including affordable Chapter 40B
units, and have incomes no more than 80% of Area Median Income (AMI). The Town selected the regional non
profit organization, Metro West Collaborative Demeinent, to administer the program.

38 CPA approval was based on a 2% surcharge of resi@aperty taxes with exemptions for the first $100,000 of
property value as well as for lewand moderateincome households.
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0 At its 2022 Annual Town Meetinglmost another 1,467,000 vas approved tdfund
predevelopment costs for the Lindebhambers housing project and a propestyrvey
for the High Rock Estates site to better position NHA to receive funds from outside sources
as part of its Preservation and Redevelopment Initiati&e this Town Meeting, he
Community Preservation Committee approved a-aside of 20% of thet 2 gy Qa
estimated CPA revenue for housjngp from a minimum of 10%

o $370,000 for the Charles River Center (formerly the Charles River ARC) for four grants
including three grants for existing group homes and another for a new group residence
for five peope with significant physical and cognitive disabilities.

o0 $25,000 for a housing consultant to prepare Chapter 40B guidelines and additional
funding towards a portion of the pattme Housing Specialist position over three years.

This Housing Plan stress the
importance of being alert to new
government funding and property
that can help leverage loca
resources to address identifie
local needs and production goalj

Most of the CPAousingreserve funds have been saside to
& dzLJLJ2 NI G K S idnlarid QeédevelophtaentSnizived
(see strategy IV.B.1).

1 WestMetro HOME Consortium

The Town also joined the Metro West HOME Consortium in
2008, which has enabled it to secure HOME Program funding
to address local affordable housing needs. Funding has
fluctuated over the years from an allocation of $57,521 in

fiscal year 2009, to $67,38% 2011, down to $36,149 in 2013, and then as low as $27,455 and

$27,750 in 2020 and 2021, respectively. The Town spent $280,000 in HOME funds for the Charles

wAGSNI / SyidSNRa IANRdzLJ NBAARSYyOS F MHY P
operating/administraive funds. Funding also supported two units at High Rock Homes.

1 Localand Regionahdvocatesand Resources
Needham is fortunate to have local organizations that have the interest and capacity to serve as
local advocates and resources for efforts relategoromoting greater housing affordability and
diversity. Such organizations include, but are not limited to the following:

Centerat the Heights
Charles River Center

O OO0 O0OO0OO0OO0OO0OO0OO0oOOo

Because affordable housing policies, regulations, programs and projects rely on local approvals, building

Equal Justice Needham (EJN)

League oiNomenVoters (M/V)

Metropolitan AreaPlanning Council (MAPC)

Metro West Collaborative Development (Metro West CD)
Needham Diversity Initiative (NDI)

Needham Historical Commission

Needham Special Education Advisory Council (SEPAC)
Needham United to Advance Racial Injustice (NUARI)
RepresentadS DI NI AO1 YR { Syl (2N wdzada2Qad h¥FFAOS:

local support for new affordable housing initiatives is also essenhielw funding streams as wedls
efforts to make local entities more efficient and effective, such adfifierdable Housing Trustanbetter
promote housing services and productioriMoreover, frequentconcerns raisediuring the planning
processinvolvedthe need to understand and easure the impacts that any action in this Housing Plan
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would have on local infrastructure, servigetudent enrolimentsand resulting costsWhile the following
strategies do not directly create new affordable units, they help build lcaaécity to do sp

1. Continue to Provide Community Outreach and Education on Housing

Lead EntitySponsoring Entities of Housing Initiatives
Timeframe Near Term and Ongoing
Requires Town Meeting Approvilo

Level of Complexityzow

BackgroundAs noted above, this planning process has involved a comprehensive community education
and public relations effort toprovide important information on basic housing issues and current
conditions. For example, suchanfation included theneed for greater housing diversity as 84% of
Needham's housing stock is owratccupied and 8% are singldamily homes

It was also conveyed that thaffordable units listed on th&H] while up t011.88%4 are based orChapter
40B rules that allow thenclusionof marketrate rental units in projects along with the dedicated
affordable units Consequentlythe current SHI count of truly affordable housing units is rea?% of
Needham hosging units Thiss below the required 10% 40B targgaal

Thisplanning process alssmphasizd the need fomore housing options to meedentified local needs
as detailed in Section IIl.CinAcludingthe needs of local workers who are priced outtbé housing
market, young people and familietooking for starter residences (e.g., singl@mily homes,
condominiums, apartments etc.), people with disabilities, and downsizing empty nesters.

Recommendationa/Vhile a major component of the planning procdes been a inclusive and robust
community outreach and education processich activitieshould remain a priority in the years ahead.
Additional opportunities to engage the community in discussions relateaffordable housing and to
present information on the issue are needed to continue to dispel misinformation and help galvanize local
support, political and financial, for new affordable housing production. These outreach efforts are
mutually beneficiabs they provide useful information to community residents and important feedback
to local leaders on resident concerns and suggestions.

9F OK alLlRyaz2Nl 2F | K2dzaAy3a AYyAGAIFIGAGS aK2dzZ R YIS
Information Officerto ensure that residents have ample information on these efforts and opportunities

for input. The Town will continue to use its informative website, local cable access television, special
articles, community events, and other community meetings to proinémation on affordable housing

issues and new initiatives. More information should be provided on sustainable/universal design
standardsandfair housingor example.

Another consideration fotbolsteringcommunity outreab efforts is theMunicipal Engagement Initiative
(MEl)that is sponsored by Citizens Housing and Planning Association (Ctsa@Ajrategy 1V.C.4)
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2. Monitor Targeted Housing Goaknd the Subsidized Housing Inventory

Lead EntityNeedham Affordable Housing Trust
Timeframe Near Term and Ongoing
Requires Town Meeting Approvilo

Level of Complexityzow

Background This Housing Plan provides targeted Housing Goals (see Section thatcgn be tracked
over the next five, ten and twenty yeardpcumentinghousing production across housing typase
effects ofregulatory reformwill take some time to be realized, but ultimately the Town will experience
the development of greater housing diversity to address the wide range of local needs.

Recommendations:The Affordable Housing Trust should take the lead on an annual mowjtofin
progress witlrespect tothe impkementation of this Plan, including targeted production goals, vathff
support from the Department of Planning and Community Developme&hts report should be included
Ay (GUKS ¢2¢6yQa !yydzadt wSLR2NIO®

Moreover, it is important teensurethat all affordable housing units that apart of the¢ 2 ¢ Bubsidized
Housing InventorySHI) comply with affordability requiremenfisr as long a period of time as possible.

The Town, through its Department of Planning and Community Development, has prepared a database
on all affordable housing projects/units arder to better monitor and maintain the affordability of SHI
units3® The Departmentill continue to update and maintain this database to effectively monibar
affordability of not only existing SHI unitbut to alsoensure that any newvaffordable units meet all
requirements and are added to the Sktien eligible

3. Identify Impacts of Housing Proposals

Lead EntitySponsoring Entitgnd Select Board for ngproject specific issues
Timeframe Near termfor New Initiatives/Medium term for More Proactive Studies
Requires Town Meeting Approvilo
Level of Complexitydigh

Backgroud: As new development and rezonihgve beerproposedin the past the Town of Needham

has maddamportant efforts to assess the impacts on existing resources. Such impacts can include those
related to traffic access and congestion, school enroliments,diind police departmergervices, taxes,

etc. In many cases, the Town, largely through the Planning and Community Development Department,
has brought in consultants to undertake specific transportation, engineering, and fiscal impacts analyses.
Publichearingson these proposed initiatives have also involved input from residents, particularly those
who reside in close proximity to the proposedoject or zoning proposal. These analyses and public
participation have helped identify potential problems as well as mitigation measures.

3% The Town, through the Affordable Hsing Trust, serves as Monitoring Agent to directly monitor affordability
requirements on an annual basis for the older Chapter 40B homeownership projects (e.g., Junction Place, Garden
Street/BrowneWhitney, High CIiff Estates) as well as units that weguired as affordable as part of zoning

provisions (e.g., Needham Place, Wingate Residénaed the affordable unit at Hamilton Highlands. Other

monitoring work includes the HOME Program funded group home for developmentally disabled adults at 1285 South
{GNBSG YR adzlJLl2NI F2N) GKS bSSRKIEY | 2dza A yEesdlai K2 NR (& Q&
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Recommendationdmpact analyse®f housing iriatives need to occur on a projedty-project basis,
however, comments received asmart of this planning process have recommended greater proactive
instead of reactivestudies to guide new development including:

. T 1 Updatethe School Master Plan to studkie impact of
Impacts from housing initiative . .
. . recent housing developments and considéhose of
will range significantly b"f‘SEd qn proposed rezoning initiatived his work should alsmnsider
number of factors including nees related to new school construction including
location, number of units, and typ{ enovationsand additions. An updated report on projected
of unit as there will be very limiteq changes in school enrollmeit due in the fall of 2022lt is
impact from a new Accessoll worth noting that actual school enrollments have thus far
Dwelling Unit but considerably| been lower than the projections of school children for the
more from a larger developent | larger Chapter 40B rental developmentsit is further
that is not agerestricted such as| noteworthy that the most recent enroliment figuseshowed
workforce housing As the Town a higher than anticipated increase in kindergarten studéfits.
1 Examine capacity issues along the entire commercial
corridor, focusing on Great Plain Avenue and Highland
local needs, community impact Avenue, and analyze potential impacts related to zoning for
) ' an additional 1,78%ousing units through compliance with
will .necessarlly occur as a resu.lt MBTA Communities Guidelines.
the implementation of this Housin¢ ¢ yse results from the parking study that was conducted
Plan. by the WestMetro HOME Consortium and Metropolitan Area
Planning Council (MAPC) to advise changes in parking
requirements for housingeal/elopment. The Town is also working with a consultant to undertake
a parking study for the Town Center and ChestStreet Business District that will inform
potential changes to existimgarkingrequirements, and might at some time be expanded to other
areas of the community
9 Study public realm (streetscape) improvements and transit alternatives that may be needed to
handle traffic that may result from new developmewhile addressng the speciaheeds of
seniors and disabled.

needs a wide range of housin
types to address the wide range ¢

Additionally, while not directlyelated tohousing and somewhat outside the purview of this Housing Plan,
the following strategies have been recommended to better improve the quality ofdiféNéedham
residents and compment newhousingdevelopment

1 Preserve existing parks and conservation land throughout town and ensure theelong
accessibility to the public for recreational purposes

1 Require new development to consider the importance of creating new public andtprivpen
spaces in all new and renovation projecatsiere feasible. Consideration should be givehaoov
open spaces can connect to, or expand on, the adjacent open spaces and public realm of the
immediate surrounding neighborhood context

1 Require theinstallation or improvement of sidewalks, bike paths, or pedestrian trails to access
the nearest park or open space in locations wheresia provision of open space is not feasible

40 Thecurrent Needham Public School projections suggest a decline of 169 students betwee@®&4nd 2033
34, or from 5,946 to 5,777 students. These projections indicate a much higie¢iofegrowth in enrollment than is
currently occurring with the 2022021 enrollment at 5,483 students as opposed to the forecasted 5,8dith
average school costs of approximately 08 per student, savings would be significant.
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1 Consider providing additiondbwn-funded internal tranportation options to reduce car usage,
connect to existing transit, and assist in the mobility of residents, seniors and the disabled within
bSSRKIYQa O2NB IINBIFIa FyR Ff2y3 GKS | A3IKElFIYyR ! @

4, Boost Local and RegiahSupportand Collaboratiorfor Housing

Lead EntityNeedham Affordable Housing Trust
Timeframe MediumTerm
Requires Town Meeting Approvilo
Level of Complexityzow

Background A major component of this planning process has been a robustmunity outreach and
education effort to bring in numerous and diverse voices from the community to inform the content of
the Housing Plan. Nevertheless, the Working Group is aware that more ongoing community input is
required to not only obtain politidasupport fornew initiatives but to also build partnerships and coalitions
with entities that can provide guidance aadvocacy foensuring effective and efficient implementation

of recommended actions.

RecommendationsWhile the Needham Affordable Housing Ttuis the likely entity to pursuesuch
alliances, it was suggested that the Housing Trust revisit its mission and better define its roles and
responsibilities vis a vis the implementation of this Houstia.It was also suggesteatiat the Housing

Trust consider broadening its membership toifyg in a wider range of perspectives and expertise.
Additionally, recommendatios includedidentifying a role forthe Planning Boardand Plannng and
Community DevelopmeriDepartmentto guide thehousing vision anchonitor Plan implementation.

The following recommendations havalso been offered for consideration tcstrengthen Town
relationships with other housing stakeholders including realtors, lenders, developers, property owners,
service providers, and advocates:

1 Work with realtors lenders,and others toexplore ways of helping buyers purchaseexisting
smaller homesnd save them from demolition

9 Help build a coalition among all the advocacy groups in town to find out how housing impacts
their goals andhow they might be helpful in implementing actions as part of this Housing
Plan. This coalition could be comprised of diversity or fditsal entities as well as other
community interest or civic group8ecause housing is sucpr@ssingcommunity issue, it effects
the missions of many local organizations and constituencies.

9ljdzr f WdzAGAOS bSSRKIYQa K2 difioh yhektingl BE daeJTodvnJ2 y & 2 N.
could provide support for additional efforts to convene such entities, perhaps on an annual basis

as part of an annual housing summit for housing stakeholders and residents alike. Ongoing
communication could also be facilitatéforough this coalition building
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1 Improve communications/collaboration withifown government boards and committees to be

more proactive in addressing affordable housing needs, opportunities, and challenges| as

related impacts on infrastructurdown servicesthe budget, andthe school system This could
0S FIOAEAGIGSR GKNRIZAK LI NI AOA |
Another consideratiorior coalition | Engagement Initiative.
building is the  Municipa
Engagement Initiative (MEI) that [ T In order b bolster local support for this Housing Plén,
sponsored by Citizens Housing a| has been suggested thahe Affordable Housing Trust
Planning Association (CHAP4 consider a formal voteon an expandedhousing mission
Under this program, CHAPA wj §tatementthatsupportsadiversityof housing qpportunities
partner with the Town to build in Town.'_l'he purpose of' the Affordab_le Housmg Trust, as

» included in the Declaration of Trust, is to provide fbe
coalitions  that vyork together _to preservation and creation of affordable housing for {and
address  housing  produci | ,4erateincome households. Givenighl 2 dza Ay 3t £ | y
challenges and bolster new | expanded visionof creaing housing opportunities to
development In other | address a wide range of housing needs, not just limited to
communities, this program ha| affordable housing tayeted to those with incomes at or
been effective in bringing togethel below 80% AMI, the Affordable Housing Trust miglotvide
local and regional stakeholder another declaration related to this broader community goal.
representing businesses, civ| As partof these deliberations, the Affordable Housing Trust
groups, houses of worship, an might discuss its specifiolesand responsibilitiesvithin the
other active constituencies if cor(]text of tre (;u:;ling Principles, fPLiority Housilng Nheeds,

. : e and recommendea@ctions as part of thislousing PlanThe

SUppe g e oL o Tecg Housing Trust might alsecommend to the Select Board
that it consider another recommendatidrom thisplanning
process of ppointing affordable housing advocates tnore Town boards and committees.

A related recommendatiowas for the Housing Trui more fullyutilize the considerable powsr
that were provided by the state under Chapter 44, Section &a@proactively pursue housing
development oppaunities. Other communitiesre using their ldusing Trusts as velicles for
produdng housing. The Housingrrusts in Scituate and Hingham, for examglave acquired
property, made impovements, andhen sold or rented the units to qualifying occamts. As
mentioned ealier, the HousingTrusts ilManchesterby-the-Sea and Yarmouth have issued RFPs
for development proposal Housing Trusts have @albeen instrumental in shgherding the
development ofTownowned property into new affordable or mixadcome housingworking
with affordable housing developeras was the case Marionfor example

9 Sponsor a gathering with developers, property owners, and howgsitiges to obtain feedback
on development constraints and what the Town might do to better encourage the development
of affordable and moderateate housing in town. It has been recommended that the Tavok |
specifically at the Chestnut Street area between Tlmavn Center and the Junction train station
for potential sites for such housing, however, input on development opportunities in other areas
would alsobe welcomel. It may be useful for the Town to host a forumith these entities to
gather feedback abouteasons whythey would or would not be interested in working with the
Town to create new affordable housify.

41 The Town might also reach out to the following organizations that have proven track records with producing
affordable or mixedncome housingmostly irvolving sizable mukiamily rental development
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Some of his outreachrepresensa continuation oefforts to work with developers and property

owners to promote greater housing diversity and affordabilityli Kl & 6SSy G(GKS ¢2 gy (
that the major obstaclsto developing affordable housing has been site control and denFity.

example the Town has been working witMetro West @llaborative Development (Metro West

CD), which is the Community Housing Development
It should be noted that renta| Organization CHDQfor the West Metro HOME Consortium
developments that acces| with special setsides of federal funding, to identify
financing programs such as Low development opporturties. Thus far, it has been outbid by
Income Housing Tax Credif Private entities and the density needed to target units to lower
require a certain sizef at least 30 income households usingovernment financingprograns,

such as Low Income Housing Tax Credlitsre generated

units, but preferably 40 or more td _ :
P y neighborhood concerns about density.

be feasible Developers of sucl

h0u3|_ng will ther_efore be looking The Town has also smmbled owners of properties in the
for sites that will accommodaté oy Center and along Chestnut Streeasmertairthe major
such density. barriers to new development. The issues of site assemblage,

parking, and the reluctance of owners to embark on any
development outside their comfort zosevere identified as major contributing factors.

Besides enhanced local collaboration, feedback during the planning process also emphasized the regional
nature of the housingrisis and need to explore opportunities to work across our boundaries to promote

greater housing diversity and affordabilityhe MBTA Communities Guidelines represent a state initiative

to promote such housing for all MBTA communities in the region that will hopefully result in an expanded
housing supply near transit where greater density is more appropriate. Other oppaéeihit engage
NBIA2ylffe 2y (GKS K2dzaAy3a ONRAAA AyOfdzRS GKS ¢24
HOME Consortiumanil KS a SO NRB LRt AGF Yy | NB Hnner CoreByblegiameetingsdzy OA f Q3
Other potential regional approaches incde providing CPA funding for projects located in a nearby
community where Needham residents will likely benefitch as the Cape Cod Village project in Orleans
described under strategy IV.B.4.

Capacity Building Strategies for Further Study/Future Coesadion

1 Conduct a racial impact studyp determine whether Needham's exisg residential zoning has a
disproportionate impact on Black, Indigenous and People of Color (BIPOC) and other groups

o PennRose
0 The Community Builders

o Caritas Communities

0. QYyFA . UNRGK | 2dzaAy 3

o0 Rogerson Communities

o Beacon Communities

0 2Life Communities

o0 Hebrew Senior Life

o Newton Community Development Foundation

o0 WinnDevelopment

o Maloney Properties

o Preservation of Affordable Housing (POAH)

o! NOKRA20SaSQa tflyyAyad hFTFFAOS F2NI ! NBlFYy ! FFFANR Ot h
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protected under the Federal Fair Housing Act (FFHRA)s lkely that the Town would hire a
consultant toconduct such a study, working with the Select Board and NUARI.

1 Reduce or eliminate local preferenda affordable housing lotteriesState Guidelines indicate
that the Town must obtain approval from DH@BDen requestindocal preferencdor those who
live and/or in Needhanor have children attending local schoakspart of the lottery process and
initial occupancy The Town mugtrovide documentationto DHCDbn the local need to provide
housing for residentso obtain this approval The Town has obtained the highest level of local
preference, at 70%, for each of the Chapter 40B rental developmdntsas been suggested
during this planning process that such local preference might negatively affect applicants of color
IADPSY b sehiRayllivi@diracial diversity.
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Appendix1
Demogaphic, Economic and Housing Profiles

A. DEMOGRAPHIC PROFILE
This section examines populatignrowth in terms of changes in the age distribution dmisehold types
that predict impacts on local services and the housing market.

1. Population Growth¢ Recent spurt in population growth

Aspresentedin Tablel and Figurel> b S S Bépllafiehdncreased substantially after World War I,
more than doubling between 1940 and 196 cording to U.S. census datde populatiorclimbed to
29,748 residents by 197@nd then dipped to 27,55h 1990. It reboundedfter that growingto 28,478
residentsor by 3.3% in 2000, and then up modestly2®,886 residentand 1.4%n 2010 The 2020
census identified significant population growth between 2010 and 202 to 32,091 residents or 11%,
representing a gain of 3,205 new residents. Soffrthis growth is due tdarger household size answ
multi-family rental developmentFor example, The Kendrick and Modera Needham Chapter 40B
developments included 526 additional residential units.

The Town censusount was 31,736 residents as dfovember 2021 with an additiondl, 163 inactive
voters for a total 0f32,899. The Town is required to kedpese inactive votersn the census for two
biennial state elections if they do not retuatonfirmation notice The disparity between the federahd
local figures islso typically due tahe federal census couirtg students as living at their colleges and
universities while the Town counts students as living at the home of their parents.

Tablel: Population Change, 1930 2020

Total Change in Number of
Year Population Residents Percentage Change
1930 10,845 - -
1940 12,445 1,600 14.8%
1950 16,313 3,868 31.1%
1960 25,793 9,480 58.1%
1970 29,748 3,955 15.3%
1980 27,901 -1,847 -6.2%
1990 27,557 -344 -1.2%
2000 28,478 921 3.3%
2010 28,886 408 1.4%
2020 32,091 3,205 11.1%
TownRecords 32,899 -- --
As 0f11/21

Sources: U.S. Census Bureau, 2012020 University of Massachusetts Donahue Institute State Data Center
bSSRKIY ¢26y ./ tSNyIQa hFTFAOS
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There are a number of

Figure 1: Population Growth, 1950 to 2020 projections that have been

35,000 32,091 calculated to forecast future
20,000 29748 57 901 97557 28,478 28,886 demographic growth
’ 25,793 including those provided by
25,000 the  Metropolitan  Area
20,000 15313 Planning Council (MAPC),
15.000 State Data Center at the
’ University of Massachusetts
10,000 Donahue Institute, and
5,000 Needham Public Schools, all
0 of which are summarized
1950 1960 1970 1980 1990 2000 2010 2020 below. All these projections

were incorrectly calculated
as they showed aotal population of less thar30,000 by 2020 and less th&1,000 by 2030less than
the 32,091residentsreported in the 2020 U.S. census.

The Metropolitan Area Planning Council (MAPC) praliisi different sets of projections based on
varying assumptions. The first is the Status Quo scebased on the continuation of existing rates of
births, deaths, migration and housing occupancy. The second is the Stronger Region alternative based on
the following assumptions:

The region will attract more people than it does today, particularly young adults;

Younger households born after 1980 will tmere inclined to live in urban areas with less of an
inclination to live in singléamily homes; and

1 Anincreasing number of older adults will dse to downsize from their singfamily homes to
apartments or condominiumnits.

)l
)l

The projections suggest very limited population growth over the next several decades with a total
population of 28,981 and 29,491 by 2020 under the Status Quo and S$trdtggion scenarios,
respectively. By 2030, MAPC calculaieK I i b SSRKI Y Q& oll@hg 29,706L030Te6 | (A 2y
residentsunder the Status Quo and Strong Region scenaaigsrespectively.

Projections from the University of Massachusetts State Data Cémtecased declining growth with a
total population of 29,610 and 28,539 residents for 2020 and 208§pectively The Needham Public
Schools forecastla comparable population to the 2010 level of 28,9é8identsfor both 2020 and 2030.

The projected changes the age distribution for all of thegmpulationprojections are included in Section
A.3 below.

2. Raceg Gains inresidentdiversity

Table2 provides a summary of the racial breakdowns of the population for 2000, 2010, and 2020, showing
the increase in population diversity over these decadBs population has remained predominantly
White, but Asian, Latinx and Blaoksidents have been steadily growing in number and as a percentage
of the total population, from 5% in 2009% in 2010, anduto 15% according to the 2020 censussians
comprised 3.5% of the population in 2000 &éhd%by 2®0, representing halbf all minority residents.
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Black or Africarimericanresidentscomprised onlyl.4% ofthe population in 2@0. Thoseclaiming
Hispanic or Latino heritage added another 1,223 residents in 2020, representing 3.8% of the poftlation.

Table2: Racial Distribution, 2000, 2010, and 2020

RaceéEthnicity 2000 2010 2020

# % # % # %
Total Population 28,911 100.0 28,886 100.0 32,091 100.0
White* 27,140 93.9 25,730 89.1 26,013 81.1
Black* 187 0.6 275 1.0 452 1.4
Asian* 1,023 35 1,753 6.1 3,033 9.4
Native American* 7 0.02 10 0.03 10 0.03
Some Other Race* 34 0.1 64 0.2 195 0.6
Two or More Races* 179 0.6 436 1.5 1,165 3.6
NonWhite, NorHispanic/| 1,430 5.0 2,538 8.8 4,855 15.1
NortLatino
Hispanic or Latino** 341 1.2 618 2.1 1,223 3.8

Source: U.S. Census Bureau, 20R&ludes race alone, neHispanic** Includes all racial groups

3. AgeDistribution ¢ Increasing numbes of childrendespite proportional declines with
losses in younger adults anslgnificantgains inolder residents

Census data regarding changes in the age distribution from 199020i2@rovided in Tabld and visually
presented in Figur®. The 2020 census dat@dentified atotal population count of 32,091 residents,
including8,439residentsas being under age 18lose tothe 8496 children indicated in the 2D census
estimatesbased on survey datdn general, trends shown overall increase ichildren accompaniebtly
decreases iiyounger and middlaged residentsnd gains in oldeadults The aging of the population is
also reflected in the median age which climbed from 38.9 years in 1990 to 43.0 bya2dl1Bento 439
years in 2Q0, largely reflective of overall increases in e to 74 age range. The 20 median age of

43.5 years idigher than that ofNorfolk @unty at409 years or the state a39.6 years.

Table3: Age Distribution, 1990 to 220

1990 2000 2010 2020
Age Range |y % # % # % # %
Under 5 Years| 1,860 6.7 2,153 7.4 1,869 6.5 1,511 4.8
5¢17 Years | 4,402 16.0 5,423 18.8 6,270 21.7 6,985 22.4
18¢ 24 Years | 2,088 7.6 1,540 5.3 1,527 5.3 2,054 6.6
25¢ 34 Years | 3,776 13.7 2,514 8.7 1,694 5.9 1,535 4.9
35¢ 44 Years | 4,619 16.8 4,939 17.1 4,046 14.0 2,090 6.7
45¢ 54 Years | 3,223 11.7 4,490 15.5 4,940 17.1 4,624 14.8
55¢ 64 Years | 2,959 10.7 2,662 9.2 3,840 13.3 4,370 14.0
65¢ 74 Years | 2,394 8.7 2,265 7.8 2,053 7.1 3,170 10.2
75¢ 84 Years | 1,556 5.6 1,885 6.5 1,606 5.6 1,579 5.1
85+ Years 680 2.5 1,040 3.6 1,041 3.6 1,319 4.2
Total 27,557 100.0 28,911 | 100.0 28,886 | 100.0 31,177 | 100.0
Under 18 6,262 22.7 7,576 26.2 8,139 28.2 8,496 27.2
Age 65+ 4,630 16.8 5,190 18.0 4,700 16.3 6,068 19.5
Median Age | 38.9 years 40.8 years 43.0 years 43.9 years

Sources: U.S. Census Bureau, 1990, 200@@ha and American Community Survey @20D205-Year

Estimates

“2There is some overlap adce identification between these minority groups.
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A further analysis of these demographic shifts is offered below.

1

Increasing population afhildrenthat is slowing down with proportional declines

While many relatively affluent towns hawaxperienced significant decreases in the number of
children, this has not been the case in Needham. Those under age 18 increased from 6,262
residents in 1990 to 8,139 by 201dr from 22.7% to 28.2% of the poptitan. Thisrepresentd

a 21% increaséetween 1990 and 2000 andlawer 7.4% increase between 2000 and 2010.
Census estimates for 20 suggestcontinuedgrowth to 8496 childrenbut proportionally down

to 27.26 of the populatiorwith a growth rate down to4.3%since 2010 The 202@ecennial
census identified 8,439 residents under age d®wn t026.3% of all residentsnd a 3.7% rate of
growth since 2016°

College age residentecreased by Zobetween 1990 an@010 and increased to almost 1990
levels according to ZD census estimates

Young residents in the 18 to 2&§e range decreased by 27% betweefdand 2010goingfrom
2,088 residents to 1,527. The ZDcensus estimates indicate sormerease in this poulationto
2,064 residentsand 66% of the population It is important to note thamany former Needham
residents in this age range are boarding at college or living out of towdnare not included as
part of this count butare still connected to the communit§f

Young adultsleclinedby 59%since 1990

Younger adults in the 25 to 3ge rangemany in the family formation stage of their livedso
decreased significantly between 1990 and 2010, dropping to 5.9% of the population from 13.7%
in 1990, or from 3,776 to 1,694 residents. Th@@6ensus estimi@ of 1 535residentsrepresents
another decrease to 4% Overall an increasing number of Millenniafborn 19801994)who

were raised in Needharhave beenchoosing to live elsewherand the high cost of housing is
likely a contributing factor in addition to general preferences for living in more urban areas.

Recent losses gfounger middleaged residents

While those age 35 to 44 increased between 1990 and 200320 residentsr 6.9%, there was

a falloff of this population after that, decreasinfgom 4,619to 4,046 residents or by2.4%

between 2000 an@010. The 220 census estimates suggestrajor loss of 1,956esidentsor

48%in this age rangsince 20100 2,090 residets. While many in this age range would likely be

attracted to Needham given the high quality of its school system and other community amenities

for young families, it is also likely thatany have beehJNA OSR 2dzi 2F GKS (2 46Yy Q2

Recent decline imiddle-aged residents

There was a upsurge of those in the 45 to 54 age range, growing by 1,717 residents or 53.3%
between 1990 and 2010, likely refleati of thosefurther into their work livedeing better able

to afford to live in NeedhamHowever, the 200 census estimates indicate a decrease in this age
cohort, down to 4,24 residents from 4,940 in 201GGome in this age range may also have found

it challenging to afford the rising housing costs during fheriod.

43 Decennial census data is limited and consequently much of the analysis is this Housing Plaecessstrily rely
on census estimates from the American Community Survégdy Estimatewhich involves sample data

4 The federal census counssudents attending colleges and universities, or other boarding institutiassesiding
in their schoocommunity. Those living in dormitories are reported separately as living in group quarters.
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1 Increases iolder middleaged residents
Those in the 5to 64-age range increased from 10.7% of the population in 1990 to 13.3% by 2010
or from 2,959 to 3,840esidents Census estimates for 20 suggest further increases to3¥%,0
residents, comprising 18> 2 F bSSRKI YQ&a LR2LJz | A2y d ¢KS ¢24)
accommodate this increasing population of older adults as they enter retiremitht more
housing with handicapped accessibilgypportive services, and low maintenance demands.

1 Fluctuating population oblderresidentswith recent increase
The number of those 65 years of age and older has fluctuated somewbkathe decadefrom
4,630 residents in 199@p to 5,190 in 2000and then back down to 4,700 in 2010, close to the
1990 level. The ZD census estimates indicaterajor increaseto 6,068 residents and up to
19.5% of the populationlargely driven by those age 65 t4d7 la GKS O2YYdzyAaldeQa
continue to enter this age range, the numbersotder adultswill increase over the next decade
or so as forecasted in population projections.

gigure 2: Change in Age Distribution, 2000 to 2020
8,139 '8 496
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Population Projections

There are several different projections dfianges in the age distribution includitinge two scenarios from

MAPGC TFA3dzNBa FNRY (GKS | yYAGSNERAGE 2F al aal OKdzaSdai
calculations from Needham Public Schools. These estimegesimmmarized below.

MAPC Projections

I O2YLI N GAGS &adzYYIFENEB 2F a!t/ Qa {GFGdza vdzt, FyR {{
also comparing 2010 census figures. Total population griwetiveen 2010 and 2030nder the Status

Quo scenario is 2.8% with the Stronger Region growth rate at 6.A8€se projections suggest that
bSSRKIYQa loidciintieltohgPow slaivly to a total population of 3&6by 203 based on

their Stronger Region scenaslmwever, even the Stronger Region scenario underestimates actual growth

of 32,091 residentaccording to the 2020 U.S. cengigeennial count

Nevertheless, s explained above, it is likely that the Stronger Region scenario will more reliably reflect
future growth patternsthat the Status Quo projectiondBoth scenaris, however,indicate a increase in
those 65 years of age or olddrom about 16%0 24% of the populatiorbetween 2010 and 203@vith
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some falloff of those under age 2Grom 30.1% in 2010 tabout 23% by 2030.There were alsesome
gains in younger adults age 20 to 34 and mogesjected decreases ithose 35 to 64years of age

Table4: MAPC Population Projections for 2030

Age Range 2010 Census 2030 Status Quo | 2030 Stronger Regior

Projections Projections
# % # % # %

Under 5 Years 1,869 6.5 1,572 5.3 1,650 5.4

510 19 Years 6,814 23.6 5,763 19.4 5,935 19.3

20 to 34 Years 2,677 9.3 3,400 11.4 3,680 12.0

35 to 64 Years 12,826 44.4 11,593 39.0 12,002 39.0

65+ Years 4,700 16.3 7,378 24.8 7,479 24.3

Total 28,886 100.0 29,706 100.0 30,746 100.0

Source: Metropolitan Area Planning Council (MAPC), Massachusetts Housing Data Portal, January 2014.

Figure3 shows the projected percentage change in total population for those utileyears of age and

for those overage65 for Needham from 2010 and 203These changes are comparedtber Maturing

Suburbs in the Boston regioa,! t /Tfrée Rivers Interloc&ouncil subregion, and the entire Metro
2ad2y FTNBFTZ 2y0S | 3FAyYy &cem®R ¢2K/A da | RI/GQa A YURVRO/I A1SNS

total projected growth of3% between 2010 and 203%s comparable to what is estimated in other

Maturing Suburbs andhe subregion. The data also identified Needham with the greatest predicted

decrease in the number of children although th#4d population loss is about the same as the estimated

18% decline in other Maturing Suburbs. While not as extreme as the othesaieedham is also

projected to experience increases in those over the age phttd 5% gain

Figure3: Population Change Comparison, 2010 to 230
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Table5 and Figured present more detailed MAPC Stronger Regioojectionsfor 2020 and 2030or
Needhamin comparison to the 2010 U.S. census cowuggesting the following more specific population
trends:

45 Source: Metropolitan Area Planning Council, Metro Boston 2030 Population and Housing Demand Projections.
TRIC (Three Rivers Interlocal Council) is the MABf&gion that includes Needham as well as Canton, Dedham,
Dover, Foxborough, Medfield, Milton, Norwood, Randolph, Sharon, Stoughton, Walpole and Westwood.
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1 Continuing declines in the number and percentage of childittnthose underage20 decreasing
from 30.1% of the population in 201® 26.8% by 2020and down further to 24.7% by 2030,
representing a loss of 1,098 young residents during this period. This decline, if realized, would
have impacts on school enrollments acwkts.

1 Gains of those in the 20 to 24 age range with a net increase of 173 such residents. Given such
high housing prices, many in this age range and recently out of college may need to live with their
family or find rentals that they can share.

1 Increases in those age 25 to 34, from 5.9% of all residents in 2010 to 8.2% barzD8ith a net
gain of 830 residents. This group represents a major target market for the new Chapter 40B rental
developments or other future mukHfiamily construction, both netals and ownership.

Table5: 2010 Census and 2020 and 2030 MAPC Population Projections

2020 Projections 2030 Projections

2010 Census Stronger Region Stronger Region
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,438 4.9 1,650 54
5¢l4 Years 4,952 17.1 4,301 14.6 4,106 13.4
15¢ 19 Years 1,862 6.4 2,165 7.3 1,829 5.9
20¢ 24 Years 983 3.4 1,295 4.4 1,156 3.8
25¢ 34 Years 1,694 5.9 1,968 6.7 2,524 8.2
35¢ 44 Years 4,046 14.0 3,780 12.8 4,181 13.6
45¢ 54 Years 4,940 17.1 4,192 14.2 4,008 13.0
55¢ 64 Years 3,840 13.3 4,480 15.2 3,813 12.4
65¢ 74 Years 2,053 7.1 3,326 11.3 3,909 12.7
75¢ 84 Years 1,606 5.6 1,528 5.2 2,509 8.2
85 Years and Over 1,041 3.6 1,018 35 1,061 35
Total 28,886 100.0 29,491 100.0 30,746 100.0
Under 20 Years 8,683 30.1 7,904 26.8 7,585 24.7
65+ Years 4,700 16.3 5,872 19.9 7,479 24.3

Source: 2010 U.S. Census Bureaua®lii NB LI2 t Ay ! NBF tftFyyAy3 [/ 2dzyOAt Qa
Projections for Metro Boston, January 2014.

1 Relative stability of younger adults age 35 to 44 #uat projected tocontinue to represent about
14% of the population, increasing by an estimated 135 residents.

1 A falloff in middleaged residents age 45 to 54, from 17.1% of the population in 2010 to 13.0%
by 2030 and with a net loss of 932 residents or 18.9%. Some of these residenthooagto
leave the community in search of more affordable living conditemm¥/or because their children
have already graduated from local schools.

1 Projected fluctuations in those 55 to 64 years old, increasing from 13.3% to 15.2% between 2010
and 2020 and then down to 12.7% by 2030 with a net loss of 27 residents. Some agehis
category might be looking for opportunitiés downsiz which are very limited in Needham.

1 Increases in the population 65 years of age and ofdem 16.3% in 2010 to 24.3% in 2080d
with an estimated gain of 2,779 residenihis increase includethe agingBaby Boomers and
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suggests that the Town undertake appropriate planning to accommodate an aging population
that is likely to have special needs in the futufEhe Town ca@anticipatea greater demand for
housing opportunitiegor downsiing aswell as Council on Aging services for example.

8,000 - Figure 4: 2010 Census and 2020 and 2030 MAPC Stronger
7,000 Region Projections
6,000
5,000
4,000 W 2010 Census
m 2020
3,000
2030

2,000

1,000

0

Oto4 5to 20to 25to 35to 45to 55to 65to0 75+
19 24 34 44 54 64 74

State Data Center Projections

Table6 provides projections of the age distribution in Needham for 2020 and 2030 from the State Data
Center at the University of Massachusetts Donahue Institute. The 2020 data suggests rather comparable
population figures to the 2020 MAPC Stronger Region estisngith proportional variations of only about

1% or less for each age range with the exception that the State Data Center projects a higher level of those
45 to 54 years of age at 16.4% instead of 14.2%.

Table6: 2010 Census and 2020 and 2(0&@te Data Center Population Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,187 4.0 1,340 4.7
5¢14 Years 4,952 17.1 4,140 14.0 3,133 11.0
15¢ 19 Years 1,862 6.4 2,479 8.4 1,290 4.5
20¢ 24 Years 983 3.4 963 3.3 966 3.4
25¢ 34 Years 1,694 5.9 1,680 5.7 2,156 7.6
35¢ 44 Years 4,046 14.0 3,496 11.8 3,615 12.7
45¢ 54 Years 4,940 17.1 4,851 16.4 3,918 13.7
55¢ 64 Years 3,840 13.3 4,739 16.0 4,458 15.6
65¢ 74 Years 2,053 7.1 3,242 10.9 3,896 13.7
75¢ 84 Years 1,606 5.6 1,680 5.7 2,559 9.0
85 Years and Over 1,041 3.6 1,153 3.9 1,208 4.2
Total 28,886 100.0 29,610 100.0 28,539 100.0
Under 20 Years 8,683 30.1 7,806 26.4 5,763 20.2
65+ Years 4,700 16.3 6,075 20.5 7,663 26.9

Sources: 2010 U.S. Census BumadiUniversity of Massachusetts, Donahue Institute, State Data Center.

l RRAGAZ2y L@ GKS {GFdGS 514G / SYyGSNR&A wnon LINRB2SO
which is below the 28,88tbtal populationcountin 2010 andwell below the 2020 census population
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count of 32,091 residentsNevertheless, these figures still demonstrate general demographic trends
related to decreases in children, gains in younger adults, and increases inssegéo65 or older. For
example, the State Data Center estimates that those under age 20 will decline by 2,920 residents between
2010 and 2030 while those 65 years of age or older will increase by close to the same amount at 2,963
residents. Younger adsalbetween the ages of 25 and 34 are projected to increase by 462 residents.

Needham Public Schools Projectiéhs

Table7 presents population projections that were prepared by McKibben Demographics for the Needham
Public Schools which suggest no real total net growth or population loss from the 2010 census count
through 2030. The figures nevertheless demonstrate the samergédemographic shifts as the other
projections with a decrease in younger residemigh the exception of Millennialsas well as increases in
older residentdriggeredlargely by the aging of theaBy Boom generation and the continuing residency

of empy nesters.

¢ KS NBL2ZNIQ& TAY RXMBtudertskzehdeSrsckiool yedP0A1-70224R1P0R52026,
or from 5,835 to 5,946 studentshe highest enroliment forecasted for piendergarten through 12
grade. The projections then suggeatdecline ofL69 studentsafter that through2033-34, or from 5,946
to 5,777 studentsThese projections indicate a much higher level of growth iolément than is currently
occurring with the 2022021 enroliment at 5,483 students as opposed to the forecasted 5,813.

This data is primarily based on birth, death and migration data. In regard to housing, the report suggests

OKIF G &S @S ycontifuesitohdve someaimmidl i@w home construction (even if that construction

is rental units), the rate, magnitude and price of existing home sales will become the increasingly
R2YAYFYyd FFEOOG2NI FFFSOGAYI GKS | Y Redsport fuetier suggdsislzt | G A 2
the following with respect to housing:

The issue over the next five to ten years is that the number of new and existing home sales over the last
three years has been more than 60% lower on average than the previous sevenWehait this in
migration flow the district preschool age cohorts will be of insufficient size to maintain the current
elementary enrollment levels. The more dependent an area ismigiation for students to compensate

for a low number of births, thiarger the enrollment will decline. While the construction of new rental
units will help reduce this problem in the short term, once these units are finished (assumed in these
forecasts to be by 2027) they will have no additional impact on the overadiagibution of the district.

46 McKibben Demographics, Needham Public Schools, MA Demographic Btudgry 2, 2019. These figures
NEFtSOG GKS F2NBOIFaGdSNRa a.Sad {OSyINxR2¢é¢ ¢gAlKtand £ OdzNNJ
completed by 2032nd occupied by 2033
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Table7: 2010 Census and 2020 and 2030 Needham Public School Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,760 6.1 1,620 5.6
5¢14 Years 4,952 17.1 4,710 16.3 4,750 16.4
15¢ 19 Years 1,862 6.4 1,910 6.6 1,850 6.4
20¢ 24 Years 983 34 1,060 3.7 940 3.2
25¢ 34 Years 1,694 5.9 2,170 7.5 2,210 7.6
35¢ 44 Years 4,046 14.0 3,090 10.7 3,600 12.4
45¢ 54 Years 4,940 17.1 4,040 14.0 3,240 11.2
55¢ 64 Years 3,840 13.3 4,680 16.2 3,810 13.2
65¢ 74 Years 2,053 7.1 2,990 10.3 3,700 12.8
75¢ 84 Years 1,606 5.6 1,490 51 2,220 7.7
85 Years and Over 1,041 3.6 1,060 3.7 1,020 3.5
Total 28,886 100.0 28,960 100.0 28,960 100.0
Under 20Years 8,683 30.1 8,380 28.9 8,220 28.4
65+ Years 4,700 16.3 5,540 19.1 6,940 24.0

Sources: 2010 U.S. Census Bureau and Demographic Study conducted by McKibben Demographics for
the Needham Public Schoolgnuary 2, 2019

Table8 and Figures provide a comparison of the 2030 MAPC Stronger Region, State Data,@ewater
Needham Public School projections. The State Data Center and Needham Public School projections
suggest relatively comparable total population estimates, but the decreases in children as well as the
increases in older adults are much less extreme iRhblic School figures in comparison to the others.

Of particular note in these population projections are the following general demographic shifts and
resulting implications:

T {2YS RSOfAySa Ay GKS ydzYyoSNA 27F CokphblicRdthBoy o KA O
system, reducing costs with decreases in school enroliment. MAPC and State Data Center
projections suggest greater declines in children than those prepared for the Needham Public
School District.

1 Increases in younger adults with sufficiencome to afford housing in Needham. These smaller
households will likely put less stress on local infrastructure, and many will be attracted to the
smaller multifamily units thathave beernproduced as part of the new rental developments or
opportunities that might arise out of new zoning such as the Mixed Use Overlay Jigtd@D)
or potential accessory dwelling units. Fiscal analyses of the MUOD and recenfamiliti
developments have indicated that they will likely result in positive annuall fisazefits to the
Town.

1 Some declines in middigge residents who are likely to be homeowners, many with sehgel
children. This population puts substantial pressure on Town services.

1 Increases in older adults 65 years of age or older, many who would prefer to downsize in the
community but have tended to remain in their homes given limited housing alternatives. These
residents will likely put greater pressure on the Council on Agindoaiadlambulance services as
well as private health services. The increase in this age category is much higher in the MAPC and
State Data Center projections as compared to the Needham Public School estimates.
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Table8: Comparison oPopulation Projections for 2030

2010 Census MAPC Stronger State Data Center Needham Public
Age Range Region Projections | Projections Schools Projections
# % # % # % # %
Under 5 Years | 1,869 6.5 1,650 54 1,340 4.7 1,620 5.6
5t019 Years | 6,814 23.6 5,935 19.3 5,389 18.9 6,600 22.8
20to 34 Years | 2,677 9.3 3,680 12.0 3,122 10.9 3,150 10.9
35t0 64 Years | 12,826 44 4 12,002 39.0 11,991 42.0 10,650 36.8
65+ Years 4,700 16.3 7,479 24.3 7,663 26.9 6,940 24.0
Total 28,886 100.0 30,746 100.0 28,539 100.0 28,960 100.0
{ 2dzNDSay Hamn | ®{ ® / Syadza . dz2NBl dzZ aSUiNRLRtAGEY

Projections based on the Stronger Region Scenario, January20i4ysity of Massachusetts, Donahue Institute,

State Data Center; aridemographic Study conducted by McKibben Demographics for the Needham Public
SchoolsJanuary 2, 2019

and Needham Public School Esti

Total Pop

0 20-34

‘e

65+

m MAPC
mSDC

Schools

Previous fiscal analyses of nhew Chapter 40B development or the Mixed Usay(istrict as well as
some updated cost information suggest the following:

I NB I

1 The Needham Public School projections suggest a decline of 169 students betwee202625
and 203334, or from 5,946 to 5,777 students. These projections indicate a much higledrole

growth in enroliment than is currently occurring with the 262021 enrollment at 5,483 students

as opposed to the forecasted 5,813Vith average school costs of approximately $08, per
student, savings would be significant.

1 Because Needham $ close to buildouof singlefamily homes any new development is likely
to involve new multfamily development in business areas and/or the redevelopment of existing
properties that will be better oriented towards young single adults, young couled
downsizers who put less demand on local services.
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1 With time and the turnover of homes by empty nesters, it is likely that the population will increase
after 2030 as families reoccupy the homes with accompanied increases in the number of ¢hildren

school enrollmentsand a higher demand for local services.

4, Households; More familiesandrecentincreases in household sizé

As shown in Tabl@, after an increase in the number of households between 1990 and 2000, the number

of households felby 271 or 2.6% to 10,341 by 201lthen increased to 1@65households according to
2020census estimatesThe net number of new householas605between 1990 and 22D representing
a6.0% rate of growtha bit more than a third othe 16.4% rate ofpopulation growth during this period.
This suggests that househol®re becoming larger whictvasfurther demonstratedby the increase in
average household size from 2.68 persons in 199084 2y 2@®0. Perhaps the teardown activity that

has occurred over the past decade, with smaller more modest homes being replaced with larger more

expensive oneds a contributing factor tancreasing numbers darger householdss families largely
replace empty nesters

MAPC Stronger Regigmojections suggest an increase from 10,310 households in,20101,084 by

2020 andthen 12,026 by 2030representing a growth rate of 16.6% compared to projected population

growth of 6.4%This indicates an increase in smaller households, which igesisad ofrecenttrends.

While projections have underestimated actual population growth, it is likely that they are overestimating

household growth levels.

Unlike many communitiesvhere the number of families is shrinking in comparison to growing numbers
of nonfamily households (includes unrelated household members and those living alone), the number of

familieshas been increasing in Needhafme percentage of familie§1.0in 2020, was higher than the
66.6% level for Norfolk Countyand 63.246 statewide

Almost 11% of the households with children under age 18 were headed by one parel@7atd
of these,or 428 householdsinvolved single mothers who likely have lowecomes on average
than their male counterparts.

Table9: Household Characteristics, 1990 toZZD

Household Type 1990 2000 2010 2020
# % # % # % # %
Total Households 10,160 | 100.0 | 10,612 | 100.0 10,341 | 100.0 10,765 | 100.0

FamilyHouseholds* 7,565 | 74.5 7,782 | 73.3 7,792 75.4 8,718 | 81.0
Married Couple Familie 2,876 | 28.3 3,528 | 33.2 3,619 35.0 3,953 | 36.7
With Children<18*
Female Headed Famili¢ 331 3.3 337 3.2 386 3.7 428 4.0
With Children<18*
Nonfamily Households| 2,595 | 25.5 2,830 | 26.7 2,549 24.6 2,047 | 19.0
Persond.iving Alone* 2,149 | 21.2 2,470 233 2492 24.0 1,857 | 172
Average Household Siz 2.68 persons 2.63 persons 2.72 persons 2.82 persons
Sources: U.S. Census Bureau, Census 1990, 2000 and 20enchn Community SurvéyYear Estimates
2016-2020 *Percent of all households

T¢KS ! d{ d / Syadza . dzNBIF dzQd RSTFAYAGAZ2Y 2F aFl YAf@é
of households with children.
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The 2020 census estimates indicate that there were 1@8#iduals living alonerepresenting 12% of
all households Thisshows a decreasdrom 2470 and 2,492such housholds in 2000 and2010Q
respectively Of the singlgperson households, 1,387 or 75% were 65 years of age oriol@®20

TablelOexamines the types of households by household size. Swegé®n households compriséd. 246
of all household#& 220, down from 24% in 2010, includi®d% ofall non-family householdsTherewas
a modestincreasein two-person households, from 3,359 in 2000 td5¥ by 20, remaining atabout
32%sall households.On the other hand, households with more than three persimeseased fronB3,070
in 2000 to3,775by 2@0, or from 29.0%to 35.1% of all householdsThiss consistent withincreases in
averagehousehold size fror@.63to 2.82 persons.

Tablel0: Types of Households by Sj2900, 2010 and2020

2000 2010 2020
Households by Type and Siz # % # % # %
Non-family Households 2,795 26.4 2,667 25.7 2,047 19.0
1-person household 2,470 23.3 2,492 24.0 1,857 17.2
2-person household 279 2.6 159 1.5 154 1.4
3-person household 36 0.3 0 0.0 36 0.3
4-person household 10 0.1 16 0.2 0 0.0
5-person household 0 0.0 0 0.0 0 0.0
6-personhousehold 0 0.0 0 0.0 0 0.0
7+ person household 0 0.0 0 0.0 0 0.0
Family Households 7,800 73.6 7,706 74.3 8,718 81.0
2-person household 3,080 29.1 2,864 27.6 3,303 30.7
3-person household 1,660 15.7 1,525 14.7 1,640 15.2
4-person household 2,043 19.3 2,245 21.6 2,733 25.4
5-person household 785 7.4 933 9.0 739 6.9
6-person household 203 1.9 139 1.3 193 1.8
7+ person household 29 0.3 0 0.0 110 1.0
Total 10,595 100.0 10,373 100.0 10,765 100.0

Source: U.S. Census Bureau, 2000 CeBsusmary File 3, and 262020 American Community SurvéyYear
Estimates

Small families with three or four household members comprid@d®s of all householden 202Q
increasing from 35% in 2000. Large families of five or more persons repregefedf all households
in 202Q relatively comparable t8.6% in 2000 and somewhat higher than Norfolk County 29

Table 11 provides the distribution of househdblsize as to whether the household was a renter or
homeowner. While 86% of renters were in households of only one or two members, this was the case for
43% of owner householdgncludes those who own houses as well condo ubi#sed on th&2020 census
estimates compared to 80% and 4986renters vs. owners 2000, respectivelyAlso,14.1% of all renter
households included three or more members compare8#a@% of owner buseholds.
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Generally renter households have been getting smalleiilesthe opposite is true for owner households.

These changes are also demonstrated in average househokl (fize69 personsfor rentersin 2Q20,
down from 1.90 in 2010. The average household sizevgrersincreased from 2.88 persons 803

during thissame period Consequently, the rental housing stock has far fewer children, largely dictated
by units with more limited numbers of bedroom&n the other hand, the increasing numbers of larger
homes due to teardown activity is likely a factor in the @ages in average household size for owners.
This also points to the development of rental housing hatand¢ess impact on school enroliments.

' KA3IK

LISNOSy Gt 3s
given the disparity btween the averagsized, owner household o8 persons and the median
sized owner-occupied unit of7.5roomsand three to fourbedrooms.

27

bSSRKI Y K2 dza S Kk22fdrRas RENS

Tablel1: Household Size by Tenyr2000 2010 and2020

2000 2010 2020
Household Size by Tenure # % # % # %
Owner-occupied Housing 8,584 80.9 8,607 83.0 9,092 84.5
1-person household 1,431 13.5 1,472 14.2 956 8.9
2-person household 2,765 26.1 2,621 25.3 2,921 27.1
3-person household 1,522 14.3 1,427 13.8 1,567 14.6
4-person household 1,946 18.3 2,089 20.1 2,622 24.4
5-person household 727 6.9 859 8.3 739 6.9
6-person household 174 1.6 139 1.3 193 1.8
7+ person household 19 0.2 0 0.0 94 0.9
Renteroccupied Housing 2,028 19.1 1,766 17.0 1,673 15.5
1-person household 1,051 9.9 1,020 9.8 901 8.4
2-person household 571 5.4 402 3.9 536 5.0
3-person household 193 1.8 98 0.9 109 1.0
4-person household 127 1.2 172 1.7 111 1.0
5-person household 76 0.7 74 0.7 0 0.0
6-person household 0 0.0 0 0.0 0 0.0
7+person household 10 0.1 0 0.0 16 0.2
Total 10,612 100.0 10,373 100.0 10,765 100.0

Source: U.S. Census Bureau, 2000 Census, Summary File30&a6810 and2016-2020 American
Community Surve$-Year Estimates
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B. ECONOMIC PROFILE

Thissectionfocuses on economic issuesated to Needham households including changes in incomes
and employment over time, also examining changes regarding education and levels of special needs that
affect the community.

1. Income¢ High income levels but growing income disparities

Tablel2and Figures present income data baseawh census estimates, revealing huigereasesn higher
income earnerover time Median hcomes have increased substantially, with the maedhousehold
incomeincreasingfrom $60,357 to $88,079, or by 4686tween 1989 and 1999, and growing by93
between 1999 and 20Lto $114,365. The 28D census estimates indicate 8% growth in median
householdincomesince 201ao $174,707 more thantwice the rate of inflation of 87%. Moreover,

bSSRKIYQa YSRAIY K2dzaSK2fR AyO02YS gFa O2yaARSNIOG

$105,320and $84,385 respectively.

In 1989, about 40% of all householdsd incomes ofess than $50,000ecreasing to 5.1% Ly 2Q@0.

There were decreases in the numbers and percentages of households in all income ranges of less than
$100,000 between 1989 and 20 with 78.4% of all households earning less than $100,000 in 1989
compared t0o30% by 2@0. On the other hand, 21.6% of all households earnewre than$100,000 in

1989 increasingo 70%by 2@0.

Table12: Household Income Distribution, 1989 to 20

Income Range 1989 1999 2010 2020

# % # % # % # %
Under $10,000 647 6.3 464 4.4 298 2.9 196 1.8
$10,00024,999 1,112 10.8 739 7.0 884 8.5 429 4.0
$25,00034,999 886 8.6 698 6.6 357 3.4 532 4.9
$35,00049,999 1,434 14.0 909 8.6 477 4.6 476 4.4
$50,00074,999 2,350 22.9 1,668 15.7 1,329 12.8 815 7.6
$75,00099,999 1,618 15.8 1,389 13.1 971 9.4 833 7.7
$100,000149,999 1,271 12.4 2,158 20.4 2,027 19.5 1,541 14.3
$150,000 + 948 9.2 2,570 24.3 4,030 38.9 5,943 55.2
Total 10,266 | 100.0 10,595 100.0 10,373 100.0 10,765 100.0
Median income $60,357 $88,079 $114,365 $174,707

Source: U.Sensus Bureau, Census 1990 and 2000 Summary File 3, and American Community S&H@&10200
and 2016-20205-Year Estimates.

44%of all householdgarned more than $200,008ccording ta2020 census estimates

The income distribution of families shoegen higher income levels with a median 818,438and78.2%
earning more than $100,00dcluding52.6% with incomes of more than $200,008,finding highly
correlated with the greater prevalence of tweorker families

Despite generally growing prosperitipere remains a vulnerable population livingNieedham
with very limited financial means as 1,157 household$®8% of all householdsere
estimated to havencomes of less than $35,0@®202Q including625or 5.8% earning less tha
$25,000.

=)
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Some ofb S S R K lowegRidcome householdkely live in subsidized housing, while others might be
retired and/or disabled, living on fixed incomes. Others may need to leave the community entirely at
some point because of rigj housing costs.

Figure 6: Change in Income Distribution, 1999, 2010, and
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Table 13 providescomparativemedian income levels for various types of households i2020Not
surprisingly, incomes were highest for families, househidke prime of their working livesnen, and
homeowners.The ¢ 2 & P& capita income was5H,716in 2010, increasng to $80,532 by 20,
considerably highathan the county and statmediansof $55,860and $15,555 respectively.The median
for nonfamily households wa35%0f median household income and 29% of median family income.

The median income ofthose 65 years of age or older wa8&239 less than40%the median for

households with heads in thgs to 64 age rangelt is interesting to note that the median incomé o
households in the 25 to 44 age range, and earlier into their careers, was higher than for those age 45 to

64. It may be that some of these younger households are newer residentsveneoattracted to the

community as a place to raise their families d#adl S Ay O2YySa GKIFG OFy 002YY2
and rising home valuecluding the larger homes that are being built through teardown activity

Tablel13: Median Income by Household Type, 20

Type of Household Median Income

Individual/Per capita $80,532
Households $174,707
Families $213,438
Nonfamilies $61,506
Male fulktime workers $151,788
Female fultime workers $104,449
Renters $44,361
Homeowners $203,690

Householder agé5 to 25* Sample size too small.
Householder age 25 to 44 $242,885
Householder age 45 to 64 $228,281
Householder age 65 or more $88,239

Source: U.S. Census Bureau, American Community Sulegr Estimates for 2612020.
*Householder is a member of th®usehold.
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Other 2020 census data indicates th&bl2 or 32.6% of households were obtaining Social Security
benefits with an average benefit 026,019 Atotal of 2,406households received some other retirement
income representing an average 06%,976in income. There wer205recipients of public assistaac
averaging only $217 in benefits and289households were receiving Food Stamps/SNAP benefits.

As shown inTable 14, median income leveltargely increase with growing numbers of household
members from $6,069for a single individual living alone t@39,531for three-person householdsThe
census data did not calculate the specific medians for bothfabe and five-person householslas the
categoies wereopenended over the amount of $250,000.

Tablel4: Median Household Income by Household Size2@0

Size of Household Median Household Income
1-person households $56,069

2-person households $122,566

3-person households $239,531

4-person households $250,000+*
5-person households $250,000+ *
6-person households $190,069

7+ person households $239,010

Source: U.S. Census Bureau, American Community Surn@p@15-Year Estimates
* Indicates that median falls in the upper interval of an ogmded distribution.

Another perspective on income levels examimasome by the age of the primary household eammer
householder as summarized in Tali'® Few householders were less than 25 years of age amzall
incomes ofless than 85,000 according t@020 census estimatesSome of these households may have
been attending local colleges or working pane.

Of the 2524 householers age 25 to 44, only3.3%had incomes ofdss than $50,000 whilé0.5% had
incomes of more than $150,000his age group lththe highest median income level d42,885

The largest age group included those in the 45 to 64 age reavgéving4,617householdsor 43% of all
households.As with the 25 to 44 age groupsabstantial number of these households had incomes of
more than $150,000, representirg.1%of these households, whilenly 7.0% hadincomes of less than
$50,000. tlis likely that some of these householdith more modest means have lived in Needhamm f
many years, entering the community when it still had a fair amount of starter housing available, prior to
the huge boom in housing values.

It is also interesting to note that the median incomes and percentaijethose earning more than
$100,000 are fairly similar in the 25 to 44 and 45 to 64 age categaoriése 81% td3%range More
typically, income levels are higher for those in the older age range as they are generally more established
in their careers and atie peak of their earning potential. One reason for this comparability may be that
more recent homeowners are youngand were particularhattracted to Needham schosland other
community amenitiesincluding public transportation. They also were ableafford the high costs
associated with housing, particulathe large homes that are a product of demolition and replacement
activity.
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The incomes of those 65 years or older were not as concentrated in any particular income rahgy&ut

had incomes olfess than$25,000 andt1%earned under $75,000Neverthelessmore thanone-quarter

had incomes ofnore than $150,000vith another18% earning in the $100,000 to $149,999 rangbese
AyO2YS tS@gSta lftaz2z R2 y2G NBFESOG | K2dzaSK2ft RQa&
considerable for longerm Needham residents.

Table15: Household Icome by Age220

Less than 25 Years| 25 to 44Years 45 to 64 Years 65 Years and Over
Income Range # % # % # % # %
Under $10,000 21 60.0 13 0.5 19 0.4 143 4.0
$10,00024,999 14 40.0 38 1.5 94 2.0 283 7.9
$25,00034,999 0 0.0 61 2.5 133 2.9 338 9.4
$35,00049,999 0 0.0 226 9.0 77 1.7 173 4.8
$50,00074,999 0 0.0 32 1.3 253 55 530 14.8
$75,00099,999 0 0.0 102 4.0 196 4.2 535 14.9
$100,000149,999 | O 0.0 272 10.8 610 13.2 659 18.4
$150,000 + 0 0.0 1,780 70.5 3,235 70.1 928 25.9
Total 35 100.0 2,524 100.0 4,617 100.0 3,589 100.0

Source: U.S. Census Bure26-2020 American Community SurvéyYear Estimates.

While the median household income of homeowners almost doubled, from $100,732 in 2000 to
$203,690 by 2020, the median income of renters stayed about the same, fgpm@44,226 to
$44,361.

Table16 compares 2000 and 20 estimatedincome levels for owners and renterBesides income
disparities related to age, there are growing disparities related to tenure. For exaB¥tepfrenters
had incomes oflessthan $35,000based on 2Q0 census estimatesdown from 41% in 2000. In
comparison,only 5.6% of homeownersad incomes in this range in 20 down from 12.8% in 2000Dn
the other end of the income rang62.5%of homeowners earned more than $150,000vguared to 157%
of renters. Most of theséigherincomeearningrenterswere likely renting singkdamily homes were
staying in other rentals while renovating their existing hgrmemoved into one of the market rate units
in the larger Chapter 40B dewgiments

An estimated23% of all households aré0% of all rentehousehold had income$elow
$75,000. These households might qualdypurchase or rent an affordable upngome even
obtaining such assistance based on income alone given that this threslygldesallyless than
the 80% othe 2021area median income level.
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Tablel6: Income Distribution by Owner and Renter Households, 2000 an2(20

Homeowners Renters

Income Range 2000 2020 2000 2020

# % # % # % # %
Under $10,000 | 177 2.1 106 1.2 292 14.4 90 5.4
$10,00024,999 | 420 4.9 172 1.9 338 16.7 257 15.4
$25,00034,999 | 501 5.8 235 2.6 201 9.9 297 17.8
$35,00049,999 | 607 7.1 267 2.9 308 15.2 209 12.5
$50,00074,999 | 1,316 15.3 670 7.4 411 20.3 145 8.7
$75,00099,999 | 1,230 14.3 578 6.4 120 5.9 255 15.2
$100,000149,999 1,954 22.8 1,383 15.2 193 9.5 158 9.4
$150,000 + 2,379 27.7 5,681 62.5 165 8.1 262 15.7
Total 8,584 100.0 9,092 100.0 2,028 100.0 1,673 100.0
Median Income | $100,732 $203,690 $44226 $44,361

Source: U.S. Census Bureau, 2000 Censug(6e2020 American Community SurvéyYear Estimates.

2. Poverty Status; Lowand decliningexcept for those age 65 or older

Tablel7 confirms that poverty declined between 1989 and 1999, both in terms of percentages and the
numbers of individuals and families living in povertyom 3.3% to 2.5% of all residentsHowever,
between 1999 and2010 poverty increasedio 3.8% especially amonglder aduls where poverty
increased from 0.7% to 3% likely related to the recession towards the end of the decadibe 2@0
census estimates indicate declines in those living in poverB/4% ofall residentswith a decreasefor
familiesas well to 1.9%. Poverty amoalgler adultsage 65 or older increased to 5.8% from 5.3% in 2010,
and from 249 to 336 individuals

The level of povertyemainslower than the state wher®.8% of all individuals werestimated to bdiving
in poverty in 2@0, including6.6% of all families an8.9% ofolder adults*® The 2@0 poverty levels for
Norfolk County include@.0% of all residentg}.0% of familiesand7.2% ofthose65 years of age or older.

Tablel7: Poverty Status, 1989 to 20

1989 1999 2010 2020
Populations # % # % # % # %
Individuals 896 3.3 705 25 1,098 3.8 716 2.4
Below Poverty *
Families ** 140 1.8 121 1.6 234 3.0 166 1.9
Individuals 42 0.9 36 0.7 249 5.3 336 5.8
65+***

Sources: U.S. Census Bureau, Census 1990 and 2000 Summary Fae@add0and 205-2020 American
Community Surve$-Year Estimates.

3. Employmentc Diverse economic baseith high average wages

Needham has a strong and diverse economic base. Early agricultural, grazing, lumbering and tanneries
AL @S gLe (2 YIydFlIOlGdz2NAY3I 6AGK GKS SEGSyarzy 27F
isolation within the l@p of the Charles River. Land speculation, housing development and knitwear
became the foundation of theommuniyQa S O2y 2Y e ¢g"erftury.A Thé onstiuktiBn ofi n

48The federal povertyirhits for 2021 were $12,880 for a single individual and $21,960 for a family of three (3).

Needham HousinglBn Page95

af



Draft 10-24-22

Route 128 enabled the town to become part of the highh highway after World WaH, further
expanding the local economy.

Of those23,761Needham residentsver theageof 16in 202Q 15,3920r 64. ®6were in the labor market.
Of these 3,8160r 25%worked in the communitylt should also be noted th&6.®% of workers drove
alone to workand another 3.9% carpooled Almost 136 used public transportatioryp from 11.6% in
2012and 10.6% in 2017The average commuting time wag.8 minutes.

The 2@0 census estimatealso provide information on the concentration of Needhaorking residens
by industry, indicating thatmore than two-thirds were involved in management or professional
occupations (8.3%), 20.8% in sales and office occupatior®,0% in service occupation®.3% in
construction or maintenance joband 2.9% in production and transportation workAbout 8% were
private salariedor wageworkers, anothe®.9% were government workers, aBdl% were selemployed.

Detailed labor and workforce data from the state on employment pattéonestablishments locateih

Needham is presented in Tal®. This informatiorshows an average employment b9,951workers

employed in Needhanm 202Q up from 19,212 in 2012but down from 22,788 in 2017The data also

confirms a mix of employment opportunities with a concentration of higher paying professional jobs that

brings the average weekly wage for those working in Needham to a relatively high 182¢l@8 up from

$1,698 in 202 and $1,829 in 2017and almost as highas 2 a4 i2y Qa | @S NDbiH5E2816 SS| t &
bSSRKIYQa | @SNF IS ¢SS tudlinedmhedBappiokiinageB19e,880Goaver thanli 2 | y |
bSSRKIYQa YSRAlIY KZAPDKBISR { A pOBEWS (KB &83850M8Qa YSR
another point of comparison, the unemployment level ag\afjust 2021 was 3.7%, up from 2.1% in 2019
priortothS LI YRSYAOZX o6dzi R26Yy FNRBY pd1m: AY HAHNOD bSSH
GKFYy . 23ataydAugust202h &1

Table18: Average Employment and Wages by Industry, 221217/2020

Average
Industry # Establishments Total Wages Average Weekly
Employment Wage
Construction 91/97/93 $42,622,017 607/737/791 $1,350
$63,363,569 $1,653
$71,658,524 $1,742
Manufacturing 34/30/27 $63547,622 905994/788 $1,350
$58,946,451 $1,140
$57,157,442 $1,395
Wholesale trade 85/91/75 $71,748,277 704/757/1,378 $1,960
$83,824,817 $2,129
$168,380,722 $2,350
Retail trade 88/91/88 $44,685,144 1,1951,166/ $719
$47,792,522 1,071 $789
$54,086,597 $971
Transportation/warehousing 11/16/13 $12,314,649 205215/232 $1,155
$12,903,648 $1,154
$15,605,271 $1,294
Information 51/57/65 $115,387,218 1,1591,374/ $1,915
$144,131,188 877 $2,017
$97,229,775 $2,132
Finance/insurance 102/116/128 $145,016,408 1,1471,256/ $2,444
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$175,911,364 1,119 $2,693
$188,385,336 $3,238
Real estate/rental/leasing 52/73/72 $23,073,500 282/374 $1,573
$34,711,522 $1,783
$30,718,057/291 $2,030
Professional/technical services 281/281/308 $749,042,338 3,6073,10V $3,994
$795,475,169 2,449 $4,933
$721,177,474 $5,663
Management of 15/16/14 $34,875,515 519556/494 $1,292
companies/enterprises $52,573,490 $1,818
$55,805,435 $2,172
Administrative and waste 79/87/43 $53,763,938 1,1542,426/ $896
Services $227,978,706 2,258 $1,807
$257,843,051 $2,196/
Health care/social assistance 127/191/194 $184,236,268 4,0755,282/ $869
$258,298,719 4,634 $940
$264,507,740/ $1,098
Educational services 31/40/43 $69,940,784 1,2021,720/ $1,119
$103,182,738 1,624 $1,154
$110,552,909 $1,309
Arts/entertainment/recreation 22/23/23 $2,942,322 118188/141 $480
$3,797,711 $388
$3,307,819 $451
Accommodation/food services 53/57/58 $25,158,358 1,0251,39¢/ $472
$40,321,432 742 $555
$26,431,704 $685
Other services 250/228/256 $34,798,802 921/837/621 $727
$36,726,874 $844
$31,421,022 $973
Total 1,3811,503/1,548 | $1,696,831,400 19,212 $1,698
$2,166,747,180 22,788 $1,829
$2,183,370,050 19,951 $2,105

Source: Massachusetts Executive Office of Labor and Workforce Develo@@Eltjanuary22, 2019 and

November 12, 2021

Shaded industries have average employment of more than 1,000 workers.

4, Educationg High educational attainment anéhcreasing student enroliment

The educational attainment of Needham resideistvery high anthas improved over the last couple of
decades. In 220, 979% of those 25 years and older had a high school diploma or higher8at¥ fiad
abl OKSf 2 NR&higheS @mNFusdo £4.6% for the county andt4.5% for the state These

attainment levels areip from the 2000 figures of 96.4% with at least a high school degree and 64.9% with
ao I OK SdegeeNDrzhigher.Such high education attainment levels areN&B f | SR

generally high incomes.

gAGK

According to 200 census estimateshere were9,330 residents three yearsf ageor older who were
enrolled in school (nursery through graduate school)lmw 2%% of the2020 population Thoseenrolled

in kindergarten through high school total@®64 students, representing2.6% of the total population.

The Needham Public Schools reported a stu@emollment 05,483 in the 280-2021 school year, down
from 5,645for 2018-2019, and up considerablyfrom 4,330 students during the 199800 school year.
This data suggests that aboiif500schootage children attend schools outside of the Needham Public
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School system. Needham Public School projections also predict that student enrolimegtewitb a
peak of 5946 students in the 202826 school year and then decline tor37in 20332034 4°

Figure7 shows the racial distribution of students enrolled in the Needham Public School system, indicating
that about 25% of students were members of minority populations. The White populagibn
approximately 75%n 20202021, was down from pevious years, fron84% in2010-2011for example.

Figure7: Student Race and Ethnicity for Needham Public Schools)-2021

African American
Asian

Hispanic

Mative American
White T4.8%

Mative Hawaiian, Pacific Islander

Multi-Race, Mon-Hispanic

a0 100

FHgure8 presents the distribution of selected populations for 22821, showing significant special needs
andthat 6.4% of students were economically disadvantaged and eligible for free or reguced meals

FNRY GKS | ®{ d 5SLI NIYSYld 27F ToRdwyOthetsiiceNBBEbe gad K 2 2
of ahousehold receiving supplemental nutrition atance program (SNAP) or temporary assistance for
needy familiesor homeless, a migrant, or in foster care.

Figure8: Selected Populations for Needham Public Schools 028221

First Language not English- 10.4%
English Language Leamer- | 3.2%
Students With Disabilities 17.4%
High Meeds- 25.5%

Economically DisadvantagedH | 6.4%

0 20 40 60 a0 100

49 McKibbin Demographic Associates, Enroliment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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5. Disability Status; More than 2,200 residents claimed disability

The 2@0 census estimatesas summarized in Table, indicate that2,262 residents, or7.4% of all
civilian, noninstitutionalizedesidents, identified themselves as having a disatiflit@f these 171were
under the age of 1850 betweenages 18 and 64, and 441 were 65yearsor older. These levels of
disability are argely e€ss thancounty andstatewide figures, but still represemotable special needs
within the Needham community and suggest thia¢ Town make a concerted effort to produce special
needs housing units that are handicapped accessibléoaidve supportive services.

Tablel19: Civilian Noninstitutionalized Population with a Physical Disability 220

Age Range Needham County MA
# % % %
Less than age 5 0 0.0 0.3 0.8
5to 17 years 171 2.5 4.2 6.1
18 to 34 years 309 8.7 5.7 6.4
35 to 64 years 341 2.6 7.3 10.5
65 years+ 1,441 25.0 27.8 31.3
Total 2,262 7.4 9.5 11.7

Source: U.S. Census Bureau, American Comm8uitey 5Year Estimates, 2612020.

The 2@0 census estimates also identify numbers of residents with particular disabilities, as summarized
in Table20. It should be noted that some residents will have multiple challengesnou¢ thanhalf of

the 2,262residents who claimed a disability experienced an ambulatory difficulty with abé¥t &nd

39% withcognitiveand/or independen livingdifficulties, respectively.

Table20: Types and Distribution of Disabilities, 20

Type ofDisability # Residents % Disabled % All Residents
Hearing Difficulty 694 30.7 2.3
Vision Difficulty 256 11.3 0.8
Cognitive Difficulty 834 36.9 2.9
Ambulatory Difficulty 1,240 54.8 4.2
Selfcare Difficulty 684 30.2 2.3

Independent Living

Difficulty 885 39.1 4.0

Source: U.S. Census Bureau, Census American Community SMeayEstimates for 2612020.

6. Resident Mobility¢ Housing turnoverlower than the statewide level

Of the population one year of age or old&2.6% lived in the same house as they did the year before
according to 200 census estimates Of those2,284 residentsvho had movednto Needhamin 2019,

34% came from within Norfolk Countig5% from another conty in Massachusettsyith another 30%
coming from a different state or abroad. There was more mobility of residents on the statewide level
with 12.5% of residentsnoving in 209.

50The U.S. Census defines disabditya longerm physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenge® to a lack of housing that is affordable and physically
accessible.
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C. HOUSING PROFILE

This section summarizes housing characteristics and trends, analyzes the housiagfroar a number

of different data sources and perspectives, compares what housing is available to what residents can
afford, and identifies what units are defined as affordable by the staféhrough indicators of needs,
priority housing needs are alsgeintified.

1. Housing Growth ¢ Slower housing growth than population growth and high
demolition/replacement activity

The 2020 U.S. census counted 11,891 housing units, involving an increase of 769 units or 6.9% since 2010.
This is higher than th6.5% and 5.0%growth rates of the 1970s and 1990sspectivelyput a bit lower

than the 89% and7.9% rates of the 1980snd early 2000slt should be noted that housing growth
between 2010 and 2020, at 6.9%, was lower than the 11.1% population growth during the same period
pointing to increases in average household size.

Table21 provides information from the 2D census estimates on housing growth over the decades. This
information indicates thaR24: 2 F bSSRKIYQa K2dzaAy3a ada201 LINBRIFGS
took off in the 1940s through the 1960s when abot## of the housing stock was developsetading

to these figuresgreatly affected by the construction of Routes 95 and.12&er that growth slowed

down tobelow 10% per decade.

It is important to note that there is a disparity between the 2020 decennial cecsuists and the 2020
census esmates with total housing unitof 11,891 and 11,211, respectively. ubh of the analysis of
housing characteristics and trends in thisusingPlan will benecessarilypased on the census estimates
as such information is not available in the deciahfigures.

The Town will still have a healthy cushion with respect to the 10% affordability threshoét
Chapter 40Bvith a currentSubsidized Housingventory (SHIf 1410units; however, the
percentage of affordabilitgecrease from 12.76%based on the 2010 yeaound housing

figure t011.86%.
Table21: Housing Units by Year Structure Was BuaR0
Time Period # %
2010 or later 913 8.1
2000 to 2009 888 7.9
1990 t0o1999 564 5.0
1980 to 1989 998 89
1970 to 1979 725 6.5
1960 to 1969 1,188 10.6
1950 to 1959 2,353 21.0
1940 to 1949 1,069 9.5
1939 or earlier 2,513 22.4
Total 11211 100.0

Source: U.S. Census Bureamerican Community Survey 22020 5-Year Estimates.
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In 2021, 76 singlamily units were
permitted as well asghree duplexes.
During the year, 72 singlamily
homes and two duplexes involved
teardowns for a total net unit gain of
only ten units.

the building permit count

Table22 indicatesthat between 2010 and 22D there
was a net gain of 720 housing units with a net increase
of 19 singlefamily homes Thisrepresent a teardown
level of almost 98% of all newermitting for the
construction of singldamily homesduring this period
On theother hand, 666 units were built in mufamily
buildingsof three units or morerepresentingd2.5% of
new unit production. This level of housing growth is
lower than the 913 units built between 2010 and 20 according to the 2P0 census estimates
summaized inTable21. Nevertheless, basedn the 2010and 2020decennial census cous)tthe total
number of unitsproduced between 2010 and 2020 was 7@&9shown in Tabl23, 49 unitshigher than

Table 22: Net NewResidential Units201062021

New Twe Estimated Net New Two
Year New Single | family Demolished | Total Net fam?ly + Multi-
family Units | Units/New | or NewSingle famlly or
Multi —famlly Relocated faminUnits Subdivisions
2010 66 4 (8 units) 160* 5 1
2011 67 5 (10 units) 101* 5 1
2012 75 10 (20 units) 108* 6 2
2013 61 10 (20 units)/ 68** -7 2+12
l***
2014 98 34 (68 92** 6 6+ 40
Units)/4****
2015 85 9 (18 units) 84** 1 2
2016 104 6/1 2% *x** 96** 8 1+52
2017 92 10 (20 93** -1 2+ 562
units)/12
*kkkkk
2018 80 4 79 3 2
2019 87 11 87 2 9
2020 52 11 65 -9 7
Subtotal= 720 Total Net 867 886 1,033 19 35 + 666
New Units
2021 76 6 72 6 4
Total= 730 Total Net New Unitg 943 892 1,105 25 39 + 666

SourceNeedham Buildin@epartment

* All demolition permits

** |Indicates only residential building permité\ssume thaabout92% of the new singkamilyand two-family units
involved demo/replacement.

*** |ncludesl2 indgpendent living units at The Residences\ihgate

**** |ncludes 10 units at mixeduse property at 5dedham AvenueGreendale Village 40B with 12 sindgenily
units and 4 duplex units for a total of 20 unigd 10 units at Webster Street Green 40B development

**++x Includes 52 independent living units &dneWingate Way

*rxeek Includes 390 units at 275 Second Avenue (The Kendrick), 136 units at 700 Greendale Avenue (Modera
Needham) as well as several subdivisions (Sunrise Teri@emits Rockwood Lane 22 units, and Belle Lane 8
units).
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2. Housing Occupancy, High level of ownefoccupancy and extremely tight market
conditions

Table23 includes a summary of housing occupancy characteristics from 1990 through Q0 #@e total
11,891 housing units counted as part of the 2020 Wdetennialcensus, 11,282 were identified as
occupied compared to 609 vacant units with an occupancy rag& &% up from93.0% in 2016*

Based on 2P0 census estimates,fadhe occupied unit®,092 or 84.5% were owneioccupied and the
remaining 1673occupiedunits, or 15.5% were rental units. This suggests that there was an increase of
450 owner-occupied unitdbetween 2010 and 2028nd a26-unit lossof rental units. This data is clearly
inaccurate as almost all new owneccupied development involved teardown activity with ot net
new singlefamily homedbuilt between 2010 and 2ID asidentified in Table€22. Given the construction

of 666 new units of multifamily housing asoted in Table22, the changesn new owner versus rental
units are more likelgloser tothe reverse.

These figurestill represent a relatively high level of owneccupancy. For example, only 69.2% of the
occupied units in Norfolk County were owraccupied with the state at 62.3% 2010,which changed
very littleto 68.8% and62.5%, respectively, by 20.

The averag@umber of persons per unit increased from 2.83 persons in 1@0P.88 persons by 2010
and then up ta3.03persons in 280for owneroccupied units On the other hanghe average household
sizedecreased from 2.02 to 89 persons for rental unitsluring this period Thisncreasen the average
household size of owneasccupied unitss consistent withincreases in the towswide average number of
persons per household from 2.68 persons in 196@.72 by 2010and 282 by 2020, and likely at least
partiallyreflects thelarger size of new homes. Moreover, new rental development has focused oR multi
family projects withsmaller unit sizes anthusthe decrease in average householdesiz not surprising.

Table23: Housing Occupancy, 1990 2019/2020

Housing Characteristic| 1990 2000 2010 2020 Decennial/
Estimates*
# % # % # % % #
Total # Housing Units 10,405 100.0 10,846 | 100.0 11,122 | 100.0 | 11,89Y | 100.0
11,21% | 100.0
Occupied Units * 10,160 97.6 10,612 | 97.8 10,341 | 93.0 | 11,282 | 94.9
10,765 | 96.0
Total Vacant Units* 245 24 234 2.2 781 7.0 609 5.2
446 4.0
Occupied Owner Units **| 8,097 79.7 8,587 80.9 8,642 83.6 | 9,002* | 84.5
Occupied Rental Units **| 2,063 20.3 2,025 19.1 1,699 16.4 | 1673 | 155
Average Household Size| 2.83 persons 2.82 persons 2.88 persons 3.03* persons
Owneroccupied Unit
Average Household Size| 2.02 persons 1.84 persons 1.90 persons 1.69* persons
Renteroccupied Unit

Source: U.S. Census Bureau, Census 1990, 2000 and 2020decennial andAmerican Community SurveyYear
Estimatedfor 2016-2020 as marked with an asterisk (*)
* Percentage of all housing units ** Percentage of occupied housing units

51 The yearround housingfigure is the one used under Chapter 40B for determining the 10% affordability goal
calculated bysubtracting seasonal unitg€ro based on 2020 census esti@s) from total units {1,89)).

Needham HousinglBn Pagel02



Draft 10-24-22

The vacancy rate was only2% forhomeownership in 2010, up somewhat from 0.3% in 2000 as shown

in Table24. Estimates for ZID indicate an even tighter market with K0% vacancy ratewvhich was

somewhathighe thanthe countyand stateat 0.8%and 0.9%, respectively.

On the other hand, the rental vacancy rate vestimated to be zero in 2010, which does not even reflect
normal turnover rates. By 20 this rate had increased t@.3%, lower than county and state levels of
3.1%and 33%, respetively. As any rate below 5% considered toeflect extremely tight housing market

conditions, this information confirms very strong homeownership and rental markets.

3.

Table24: Vacancy Rates by Tenut€2000to 2020

Needham | Needham | Needham County
Tenure 2000 2010 2020 2020 MA 2020
Rental 2.2% 0.0% 2.6% 3.1% 3.3%
Homeowner 0.3% 2.2% 1.0% 0.8% 0.9%

Source: U.S. Census Bureau, 2000 and 2010, Summary File 1; American CommunityYan
Estimates, 206-2020.

Types of Structures and UnitsPredominance of singkéamily homes
bSSRKI YQa

Table25and Figure@ RS Y2y a (i NI G S
with the following changes in housing types:

aKIF G

Kf2ndsshbryes

9 The number ofletached and.-unit attacheddwellings(e.g., townhousesjombinedcontinues to
comprise about 82% ofall units The censusdata suggestsa gain of371 singlefamily detached
units between 2010 and 20 and a loss o#4 attached units.The total number oidentified
singlefamily detachedunits, of 8,700 units, is higher than the 8,412 units includedind & S & & 2 NQ &
records although some of multiple units on one lot might be included in the census. data

Moreover, Table22 shows that because teardown activity was so high, b8lget new single
family homes were built between 2010 and2ZD Thisonce again poirgto anoverestimation of

=a =9

housing growth in the census figures, likateast somewhatelated to counting new building

permits instead of net new unitgiven teardown activity
There was #oss of 134units in two to fourunit properties between 2010 and 20 but a net loss
of 408 units since 1990These losses are of particular concern as such propeatiesypically

among the most affordable in the private housing stock as ttey provide rental income to
purchasers who choose to occupy them.

There vasa net increase 057 unitsin five to nineunit propertiesbetween 1990 and 2ZD.

The 2@0census estimates also suggastincrease 0211 units in properties of ten or more units

since 2010 which undercounts the units created as patheflarge multifamily properties that

have been permitted under Chapter 40Bt is clear that the2020 census overestimates the
increase in singlamily units while underestimating the growth of units in large rental

developments.Table22 indicateghat 666 units were built as part of mul@mily development.
For example, 526 units were produced as part of The Kendrick and Modera Needham projects

alone.

52 vacant units include those offered for rent or salmits that are rented or sold but unoccupieseasonal or
occasional units,andya ¢ 2 i KSNE OF 6 S32NR ®
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etc., decreased toen units according to census estimate¢ KA a A& Ay O2NNBOI
indicates that there are no such units remaining in Needham.

Table25: Units by Type of Structure, 1990 to 20

Type of 1990 2000 2010 2020
Structure # % # % # % # %
1-unit detached 8,185 78.7 8,333 76.8 8,329 77.3 8,700 77.6
1-unit attached 237 2.3 317 2.9 619 5.7 575 51
2 to 4 units 800 7.7 813 7.5 527 4.9 392 3.5
5 to 9 units 225 2.2 187 1.7 256 2.4 282 2.5
10+ units 901 8.7 1,177 10.9 1,041 9.7 1,252 11.1
Other 57 0.5 19 0.2 9 0.1 10 0.1
Total 10,405 100.0 10,846 100.0 10,781 100.0 11,211 100.0

Source: U.S. Census Bureau, Census 1990 and 2000 Summary File 3 and the American Community6Survey 200

2010 and 2056-20205-Year Ktimates.

Figure 9: Distribution of Units by Type of Structure,
2020
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Table 26 provides a breakdown of the estimat€2D10 and2020 distributions of units per structure
according to whether the units were occupied by renters or homeownabmut 94% of owners resided
in singlefamily detached or attached homes both 2010 and 220. On the other handnore than40%
of renters lived in multfamily units often or more unitsn 220, up from one-third in 201Q This iselated

to new multifamily rental development that has helped diversify the housing stock

It is interesting to note thaR1%of renters lived in singlamily homesn 220, down fromalmost one

third in 2010 Thigs higher than the state level @#.7%in 2020, and not surprising givethe prevalence
of singlefamily homes in Needhamindonce agaimew rentalalternativesin the community.The decline
in homeownerunits in buildings of 10 or more unjttom 323 in 2010 to 28 unitsin 20, perhaps
indicatesthat more condominium units are held as investments and rented out.
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Table26: Type ofStructure by Tenure, @10 and D20

Type of Homeowner Units Renter Units
Structure 2010 2020 2010 2020

# % # % # % # %
1 unit, detached ang 8,115 | 94.3 8,634 | 95.1 577 32.7 357 21.3
attached
2 to 4 units 160 1.9 102 1.1 367 20.8 197 11.8
5 to Yunits 0 0.0 48 0.5 228 12.9 234 14.0
10 or more units 323 3.8 298 3.3 594 33.6 674 40.3
Total 8,607 100.0 9,082* | 100.0 1,766 | 100.0 1,673 100,.0

Source: U.S. Census Burez062010 and2016-2020 American Community SurvéyYear Estimates.
* The 10 mobile homes that are counted by @20censusestimatesare not included in this analysis.

It also should be noted that the 2020 decennial census indicates that Needham had 776 people
living in group quarters (including lieged group homes). These individuals included 381
institutionalized residents, largely living in skilled nursing facilities, and 395 noninstitutionalized

individuals, most living in student housing. These units are not counted as part of the total
numberof housing units per census data.

Table27 provides information on the distribution of unit sizes, more specifically the number of rooms per
unit. This data indicates that the median sized unit in Needham was large withofmsbased on 220
census estimatedikely including four bedrooms, ardgher than the county and state medians&0

and 55 rooms, respectively. In addition, those unit&t might bemore appropriate for single persons,
with five or fewer rooms involved only21.9% of all units in Needhandown from23.0% in 2010 and
muchlower in comparisono 42.7%6 and49 4% for the county and state, respectively.

Given thatabout half (49.4%) of all households included single individuals orgersons, a portion of
households in Needham are living in housing that is much lgrgemwhat theymayneed in essence they
O2dzZ R 0S O2K#HdRDMESdRIdemts rgeS dlden want to downsize but find it challenging to
find appropriate alternative housing that better meets their current lifestyles alpitity to pay The new
multi-family housingdevelopmens have provided some opportunities for downsizingowever, most
longterm homeowners would be unlikely to qualify for the affordable units given financial assets,
including accrued equity, and market prices require incomel over #00,000 The lack of new
condominium developments means that those who wish, for the sake of financial security, to reinvest a
portion of the proceeds of sale of their singlmily homes in a condominium unit that meets their needs,
cannot findsuch housing in Needham.

Table27l £ 42 &aK2ga GKI G bSSRKagwngseghienzaf fagedhoried. 2MUH theA y Of dzF
exception of units with ongtwo and fiverooms the percentages of all units with less than nio®ms

decreased between 2010 and 20while those units with nine units or motacreased by 1,95 units,

going from 26.3% t®5.9% of all units. Those units with seven or more rooms involv@sl.7%of

NeeR K | Yiduging stock compared #1.6% for the county an83.5%for the state.

The surge in larger homes also reflected in the median number of rooms per umiteasingrom 7.1 to
7.5 roomsas well as increases in the size of the average houseadham.
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Through a sample of Assessor records, including 192 homes from 1975 to 1980 and 213
from 2018 to 2020, the average square footage increased from 2,235 to 4,461 square fee
has occurred wite the average household size decreased from 2.99 persons in 198820 2.

based on 220 census estimates.

Table 27: Number of Rooms per Unit, ZD

homes

Needham Norfolk County | Massachusetts
Number of Rooms per Unit 2010/2020 2020 2020
# % % %
1 Room 191/226 1.8/2.0 2.1 2.6
2 Rooms 130/248 1.2/2.2 35 34
3 Rooms 643/455 6.0/4.1 10.5 100
4 Rooms 810/682 7.5/6.1 137 15.7
5 Rooms 700/796 6.5/7.1 12.9 177
6 Rooms 1,749/1,426 16.2/12.7 157 171
7 Rooms 1,896/1,720 17.6/15.3 134 12.2
8 Rooms 1,827/1,628 16.9/14.5 117 9.3
9 or More Rooms 2,835/4,030 26.3/35.9 16.5 12.0
Total 10,78141211 | 100.0 100.0 100.0
Median (Rooms) 7.1/7.5 rooms 6.0rooms 5.5 rooms

Source: U.S. Census Bureau, American Community Q14020 5-Year Estimates.

t. This

Certainly, the demolition of smaller homes and replacement with much larger units explains some of these
shiftstowards larger unitalthough other market dynamics are also at plajhe regional, and in many
cases nationalimbalance between housing sugpand demand drives up property valygsarticularly
land costs and the pandemic has caused increases in construction.c8sth costsn turn compel
developers to buildarger homes at very high sales pricextwoer their investment andleliver aprofit
when zoning limits the number of units that can be creatédcalating market pricehavebeen further
fueled by low mortgage interest rates. Consequently, Needham has experienced a housing market where

very large and expensive homes set the bar for real estate expectations.

4. Housing Valueg Extremely highand risinghousing costs

The folowing analysis of the housing marletaminessalues of homeownership and rental housing from

a number of data sources including:

1 The 1990, 200®010and 2020Decennial U.S. Census figures

T ¢KS | of @ / SgoneRkal0 andziRG&-R02EOAmMerican Community Surve§y-Year
Estimates

f ¢KS 2} NNBY DNRdzLJQad YSRALY alfsSa LINROS ai

1 Multiple Listing Service data

f ¢2¢6y !aasSaazNna RIFGLF

1 Internet rental listings

Homeownershipg Unprecedently high housing values

Census datalsoprovides information on housing values, summarifmbwner-occupied unitgincludes
singlefamily and twefamily homes as well as condominium unitsYable28. The 2@0censusstimates
indicated a median house value d®®),20Q up from the median of $646,306 2010and more than
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triple the median in 1990 of $256,500. Between 2000 an@d02@he median increased b$33%,
considerably more thathe rate of inflation 060% during this period.

In 2@0, there were only81 units valued at less than $200,000 with anotli@&9 units in the $200,000 to
Ponnnnn LINAOS NIy3aSo ¢ KAA& RSY2y a (addupies Housing I
units were relatively affordable low- and moderateincome households On the other end of the price
range,35% of the units were valued at over $1 millialmost triplethe 2010 level.

Table28: Housing Values of Owneasccupied Units]1990 to 2@0

1990 2000 2010 2020
Price Range # % # % # % # %
Less than $200,000 1,126 15.8 250 3.2 148 1.7 81 0.9

$200,000 to $299,999| 3,988 55.9 1,471 19.1 239 2.8 189 2.1
$300,000 to $499,999| 1,672 23.4 4,274 55.5 1,551 | 18.0 | 304 3.3

$500,000 to $999,999| 350 4.9 1,577 20.5 5525 | 64.2 |5,324 |58.6
$1 million or more 126 1.6 1,144 | 13.3 3,194 | 35.1
Total 7,136 100.0 7,698 100.0 8,607 | 100.0 | 9,092 | 100.0
Median (dollars) $256,500 $385,600 $646,300 $900,200

Source: U.S. Census Bureau, 1990 and 2000, Summary File 1, and U.S. Census Bi:2€d0,s2@D205-2020
American Community Survé&yYear Estimates.

Table29 providesThe Warren Group data froBanker & Tradesmaan median sales prices and the
number of sales frol2000through 2021, offering a longrange perspective on sales activity. This data is
tracked from Multiple Listing Service information based on actual sales.

Needhamjoinedthe dmillion-dollar clutg several years agas he median sales price of a
singlefamily homeclimbed to $1102,000 as of January 2019 from $976,250 as of the end of
2018 It subsequently gaw to almost$1.3 millionin 2021

The lowest point of the market occurred in 1992 when the median sifaghély home was priced at
$225,000, reflective of theconomic recession in the early 1990s. After tlsaiglefamily home values
climbed steadily until 2005 whethey fluctuated a bitdue to the financial crisibut remained above
$600,000.Since then,the medianhas grown steadily, almost doubling frometi2005 median to
$1,290,000 i2021. Figurd0shows this pattern of increasing housing values. CQ9I8id not have a
negative impact on housing valyesd nuch of the increase in housing values is thuéhe larger homes
that are being built throgh teardown activity.

The number of singlamily home salebasalso fluctuated, declininfom 452 sales in 2B, to a low of
329 sales in 2008 in reaction to the recessimmd then up and down after thab 384 and 383sales in
2018and 2019, respectively Sales activity decreased somewhat in 2020, to 366 salesyasdip a bit
to 372 salesn 2021.

The condaminium unitmarket has experienced more volatility, both in terms of values and number of
sales. Median prices reachediginof $593,750 in 2005 and then dropped to $297,750 by 2009, again in
response to the recession. The condo market did not surpaseepession levels until 2015 when the
median reached a high of $636,000. After a decline in 2016, the median spikéd®®0 in 2017 and
wasat its highest of $885,000 in 202I'he number of sales ranged from a low of 41 in 2000, to a high of
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77 in 2015, then down again to 57 sales in 2016, and once again up to 69 in 2018 and 2019.
continued to increase, up t85 salesin 2021.

Table29: Median Sales Prices and Number of Sa®300 to 2021

Singlefamily Condominiums All Sales
Year | Months | Median | # Sales| Median | # Sales| Median | # Sales
2021 Jang Dec | $1,290,00¢ 372 $885,000 | 85 $1,199,500 494
2020 Jang¢ Dec | $1,170,00C 366 $858,000 | 59 $1,100,000 455
2019 Jang Dec | $1,065,00C 383 $805,000 | 69 $1,025,000 483
2018 Jang Dec | $976,250 | 384 $754,900 | 69 $930,000 | 488
2017 Jang¢ Dec | $962,500 | 396 $767,000 | 58 $910,000 | 489
2016 Jang¢ Dec | $859,000 | 422 $580,000 | 57 $836,000 | 513
2015 Jang Dec | $848,250 | 419 $636,000 | 77 $809,000 | 537
2014 Jang¢ Dec | $810,000 | 385 $550,000 | 75 $789,500 | 496
2013 Jang Dec | $749,500 | 424 $485,000 | 59 $729,000 | 529
2012 Jan¢ Dec | $672,100 | 396 $445,000 | 47 $657,000 | 491
2011 Jang¢ Dec | $656,500 | 356 $361,000 | 35 $636,500 | 428
2010 Jan¢ Dec | $632,500 | 392 $402,000 | 52 $625,500 | 468
2009 Jan¢ Dec | $650,000 | 331 $297,750 | 54 $620,000 | 408
2008 Jang Dec | $645,000 | 329 $415,000 | 65 $625,000 | 421
2007 Jan¢ Dec | $618,000 | 441 $428,000 | 57 $610,000 | 527
2006 Janc Dec | $655,000 | 368 $444,500 | 44 $636,000 | 454
2005 Jang Dec | $663,750 | 364 $593,750 | 62 $650,000 | 456
2004 Jang Dec | $619,500 | 452 $379,500 | 70 $604,500 | 569
2003 Jang Dec | $560,000 | 426 $379,750 | 42 $545,000 | 508
2002 Jang Dec | $520,850 | 422 $328,000 | 63 $500,000 | 522
2001 Jang Dec | $489,950 | 366 $279,950 | 48 $465,000 | 449
2000 Jang Dec | $436,250 | 434 $239,000 | 41 $425,000 | 525

Source: The Warren Group/Banker & Tradesmgnijl 11, 2022

It has

Housing prices are high Meedham even relative to neighboring communities that include some of the

priciest suburbs in the Boston araead state Median values for singfamily homes are shown in Table

30for 2000, 2005 (the height of the market for most of these commusiiigor to the recessio)) 2010
and 2021, showing the fluctuations in the market over time. T2@21medians ranged from a low of

$725,750in Dedham to a high of $850,000 in Wellesley. b
$636,000 level for Norfolk Cauy. L
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Table30: Median Singlefamily Home Prices for Needham and Neighboring Communities

2000 t02021

Community 2000 2005 2010 2021
Dedham $254,950 $404,500 $346,700 $725,750
Dover $700,000 $1,057,500 $834,875 $1,337,500
Needham $436,250 $663,750 $632,500 $1,290,000
Newton $539,000 $760,000 $735,000 $1,475,000
Wellesley $592,750 $971,250 $900,000 $1,650,000
West Roxbury $270,000 $439,375 $405,000 $730,000
Westwood $392,500 $608,000 $530,000 $1,025,000
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Norfolk County $275,000 $425,000 $378,000 $636,000
Massachusetts $215,000 $355,000 $295,000 $510,000
Source: The Warren Group/Banker & Tradesmigrijl 11, 2022

Figure10 tracks these mediasinglefamily homevalues, demonstrating the trajectory of the housing
market since 2005, the height of the housing market in many communities just before the recession.
While all of these nearby communities experienced a downturn in the market following the recession, as
shown in the 2010 values, they recovered quite well and tsaneeexperienced unprecedentedly high
K2dzaAy3a @l tdzSad ¢KS NBO2@OSNE FNBY (GKS dodz2NAGAY3
relatively resilient housing markets in these communi@sswell as a clear signal of the upswing in the
overall housing market in the region.

The speculation and bad loans that drove home sales and prices into an artificially inflated,
unstainable bubble during the recession are not factors today. Markeéegprre instead bein
driven mainly by limited availability where housing demand exceeds housing supply

Figure 10: Changes in Median Home Values for Needham and
Neighboring Communities
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Source: The Warren Group/Banker & Tradesmigrijl 11, 2022

There are some signs that the housing market is slowing somewHawever, economists point to a
continuing imbalance of housing supply and demand as even a slower market with escalating interest
rates will likely create enough inventotyg satisfy demand anytime soon. This is not just a regional
problem as for years the counthas suffered from a chronically undersupplied housing markdiew

York Times NJi A Of RAfteativd ydassRftorrid demand, agents had become accustomed to fielding
multiple offers for each listing and setting price records each weekend. Thatyfrbraught on by
pandemic migrations and the growing centrality of the homeapace where people live and work, is

Y26 adz0 AARAYIXCKIG NRAAY3I Y2NI3AFIAS NFraGdSa KIFE@S yz2i

down prices and bring demand mbalance in an economy where a lack of supgpharked by half-empty
car lots, furniture oder backlogs and a paity of homes for sale is playnga guiding role>

-

-
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2022.

Needham HousinglBn Pagel09



Draft 10-24-22

Town Assessor datan the assessed values of residential properties in Needham is presented in3hables
and 32, which provide insights not only into the diversity of the existing housing stock but also the range
of values for each dwelling typ&his data shows thdNeedham had 813 singlefamily propertiesless

than the 2@0 census figure of 800 singlefamily detached homes This again points to theensus
overestimation of growth in the ownevccupied housing stock.

There wa®only one unit, a Habitat for Humanity house, valued below $200,000 and just another assessed
between $200,000 and $300,000 that were still relatively affordabldow- and moderateincome
households While almost half of the homes were assessed betw$800,000 and $700,000 in Fiscal
Year 2014, homes in this range have declined8®6. In fact, all properties assessed for less than
$700,000 decreased from 4,987 homes, or 60% of all sfaglédy units in i5calYear 24, to1,684units
representing20% ofsuchunits by kscalYear 222.

The bottom line is thatthereigeryf A GGt S | FF2NRFIOAfAGe ESTH Ay b
for low- and moderateincome households

The most striking change involves the number of propediEsessed famore than $1 millionincreasing
from 1,322 homes, or 15.8% of the sindamily dwellingsn FY14to 3,0620r 36.4% in kscal Year 222.

The highest assessment was $8@00for a property wih 43 acres and 12,400 square feet of living space
on South Street.

The loss in lowervalued propertiesand growthin high-end marketunits clearly corresponds to the
substantial amount odemolition and replacement activitghat hasbeentaking place in the community
where small, lesgxpensivehomeshave been replaced by much larger and peicones The dramatic
dzLJi A O1 A Yy b S SRKI, pafcularli thedziuryhiirkeYjs vistli$ presented in Figurd 1.

There were988condounita O2 dzy G SR Ay | 84S a a2 NRlfcarRBOGMNIRSNG dzLJ F N
about88: 2F | ff K2dzaAy3a dzyAlda FyR (GKdza NBLINBaSydaay3
market. The growth in condos has occurred largely by the conversion ofamily dwellings to high

priced condominiumunits. Neverthelessgondos were assessegenerallymore affordably than the

singlefamily homes with the median value 06$8,300compared to 876,300for the singlefamily homes

with arange of valuesrom $111,400for a deed restricted affordable unit to $890,900for a condoon

Maple Streef*

Many of the2202 Yy R2 a4 gAGK |aasSaayvySyda o0St2¢ bunnInnn &SN
Subsidized Housing Inventq§HI) Altogether, almost2% of thecondos were assessed below $300,000

down considerably from 40% irisEd Year 2Ql4. Condos withassessments between $300,000 and

$500,000 increased from 22.7% to 2% between I5calYear 20L4 and scalYear 2®2. Those higher

end condos valued at more than $500,000 increased fromtbimd to 60%of all condos during this

period, includingl56 condos assessed for moreath $1 million in Bal Year 202 compared to four in

HscalYear 20L4. It is also interesting to note that there was a relatively even distribution of condos among

each of the assessment rangestween$500,000and $1 million eachat about 10% of all condos

54 1t should benoted that assessed values typically underestimate market levels, particularly in rising housing
markets as they are largely based on sales prices two years hefore
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